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CITY OF SOUTH LAKE TAHOE TOURIST CORE AREA PLAN/SPECIFIC PLAN 
AMENDMENT 

 
The City of South Lake Tahoe (City) IS seeking public comments on a proposed amendment to the 
Tourist Core Area Plan/Specific Plan (TCAP). Specifically, the proposed amendment would add the 
following uses as a special use in the TCAP Tourist Center Gateway (TSC-G) District, Special Area 1: 
industrial services; wholesale and distribution; and small-scale manufacturing. The proposed 
amendment specifies that each of these new special uses would be allowed only in connection with a 
retail commercial use where they will enhance the visitor experience, and that the additional special use 
shall be limited in size to thirty (30) percent of the associated retail space. 
 
As part of this amendment the City would modify the existing land use definition of “industrial services,” 
and would add a definition for “wholesale and distribution” (not a currently defined use in the TCAP). 
The proposed definitions for each of these uses is as follows: 
 
- Industrial Services. Establishments providing light industrial services to an associated retail 

commercial primary use while providing educational and/or demonstration opportunities to the 
public. 

- Small Scale Manufacturing. Establishments primarily engaging in retail sales and secondarily as a fine 
art or craftsman demonstration workshop of light industrial nature such as sculptor, potter, weaver, 
carver, jeweler, or other similar art that requires artistic skill. Outside storage or display would require 
approval of a Special Use Permit. 

- Wholesale and Distribution. Retail commercial establishments engaged in, as a secondary use, the 
storage of merchandise and distribution of products for sale. 

-  
The proposed amendment would modify TCAP Permissible Use List (TCAP Appendix C – Table 1) and List 
of Primary Uses and Use definitions (TCAP Appendix C – Table 2). The proposed amendment does not 
involve any other changes to the TCAP, and does not involve any changes to existing policies, or to any 
development or design standards, or maps. Figure 1 display the zoning districts of the TCAP including 
TSC-G Special Area 1. 
 
The purpose of the proposed amendment is to encourage The City’s objective is to facilitate the 
development and redevelopment of a wide range of tourist related commercial uses (i.e., light industrial 
demonstration workshops and product production) that are related to a primary retail commercial use 
and enhance the tourist destination goals of the Tourist Core Area Plan.  

PROJECT OBJECTIVES 

The City’s objective is to facilitate the development and redevelopment of a wide range of tourist 
related commercial uses (i.e., light industrial demonstration workshops and product production) that 



are related to a primary retail commercial use and enhance the tourist destination goals of the Tourist 
Core Area Plan.  

PROJECT BACKGROUND 

The TCAP was adopted by the City of South Lake Tahoe on October 14, 2013 and by the TRPA Governing 
Board on November 11, 2013. The TCAP has been amended since, including in January of 2014 to 
incorporate amendments requested by the TRPA Governing Board; in April of 2020 when the City 
Council adopted an amendment to incorporate 1.61 acres immediately adjacent to the TCAP boundary 
to facilitate development of affordable multi-family housing; and in September 2020 to add Special Area 
1 as a sub-area of the TSC-G District. 
The TCAP provides land use guidance for future development and redevelopment and addresses land 
use regulations, development and design standards, transportation, recreation, public service and 
environmental improvements for the area. It encourages general improvement and enhancement for 
the built environment and provides a framework to change the existing conditions into opportunities for 
redevelopment with a focus on achieving environmental improvements, encouraging a mixed-use land 
use pattern that includes tourist accommodation, residential, commercial, public facilities, public spaces 
and opportunities for housing in close proximity to job centers. The TCAP is the center of tourist services 
and recreation access and has traditionally been the area with the highest concentration of services and 
density. 
The process of amending a specific plan is provided in CA Government Code Section 65359 and generally 
follows the general plan amendment process outlined in Sections 65350 through 65358. This includes 
public hearings with public notice, and adoption by resolution or by ordinance. Specific plans may be 
amended as often as necessary by the local legislative body, but the amendment itself must be 
consistent with the adopted general plan for the area.  
 
The TCAP serves as a comprehensive land use plan, consistent with the Lake Tahoe Regional Plan 
(Regional Plan) and the City of South Lake Tahoe General Plan (General Plan). The TCAP Vision 
Statement was developed by the community through a series of public workshops, and is stated below: 
 

“The area is envisioned as a central destination that provides full services for tourists and 
permanent residents and offers unique experiences related to the many outdoor recreation 
possibilities that surround the core area. The Revitalization of the South Shore will catalyze the 
transformation from a failing and vestigial gaming economy into a sustainable outdoor tourism 
recreational destination by incorporating active streetscapes, shopping, entertainment and 
outdoor dining opportunities. In addition, transit and alternative travel will provide an essential 
part of the envisioned destination resort experience resulting in significant environmental gain 
and improved scenic quality.” 

 

PROPOSED AMENDMENT SPECIFICS 

Appendix C of the TCAP sets out the development standards, design standards and permissible uses for 
the land use district of the TCAP to achieve its desired urban form. There are two tables in Appendix C: 
Table 1 lists the permitted primary land uses by district for the TCAP; Table 2 provides the land use 
definitions. Under the proposed amendment these tables would be revised. The entirety of Table 1 and 
the applicable land use definitions of Table 2 are included below. Language that would be added under 



the proposed amendment is red and underlined. Language that would be deleted is blue and is struck 
through. No other changes to the TCAP are proposed. 

 Proposed Changes to Permissible Uses 

Table 1: PERMITTED USES BY ZONING DISTRICT 

Permitted Uses Key: 
“A” – Allowed Use 
“S” – Special Use 
“T” – Temporary Use 
“TRPA” – TRPA Review Required 
“-“ – Use Not Permitted 
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RESIDENTIAL 

Domestic Animal Raising - - - - - - S - 

Employee Housing S S  A S S S A  

Multiple Family Dwelling A A A A A A - - 

Multi-Person Dwelling S S S S S S - - 

Single Family Dwelling (includes condominiums) A8  A A A A A S1 - 

TOURIST ACCOMMODATION 

Bed & Breakfast Facilities - A A9 S A A - - 

Hotel, Motel, Other Transient Dwelling Units A A A9 S A A - - 

Time Sharing A A A9 S S A - - 

RETAIL COMMERCIAL 

General Retail and Personal Services A A A9 S A A - - 

Building Material & Hardware S6 - - - - S - - 

Nursery - - A9 - - S - - 

Outdoor Retail Sales A - S9 - - S - - 

Eating & Drinking Places A S A9 S A A - - 

Service Stations11 S S - - S S - - 

ENTERTAIMENT COMMERCIAL 

Amusement & Recreation S S - - - A - - 

Privately Owned Assembly and Entertainment S S - - - S S - 

Outdoor Amusements - S S - S S S - 

SERVICE COMMERCIAL 

Business Support Services A7 S S9 - S A - - 

Health Care Services A2,5  A9 - A A - - 

Professional Offices A3,4 A A9 A A A - - 

Schools – Business & Vocational S - S9 - S A - - 

LIGHT INDUSTRIAL COMMERCIAL 



Table 1: PERMITTED USES BY ZONING DISTRICT 

Permitted Uses Key: 
“A” – Allowed Use 
“S” – Special Use 
“T” – Temporary Use 
“TRPA” – TRPA Review Required 
“-“ – Use Not Permitted 
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Small Scale Manufacturing S S S9 S - S12 - - 

Industrial Services11 - - - - - S12 - - 

WHOLESALE/STORAGE COMMERCIAL 

Vehicle Storage & Parking11 S S S9 S S S - - 

Wholesale and Distribution      S12   

GENERAL PUBLIC SERVICE 

Religious Assembly - S S9 - S A - - 

Cultural Facilities S S S9 - S A - - 

Daycare Centers/Preschool A A A10 A A A - - 

Government Offices - - A9 - - S - - 

Local Assembly & Entertainment S S - - - S - - 

Local Public Health and Safety Facilities11 A A A A A A A A 

Public Owned Assembly & Entertainment S S - - - - S - 

Public Utility Centers11 - S - - - - - - 

Social Service Organizations - - A9 - A A - - 

LINEAR PUBLIC FACILITIES 

Pipelines & Power Transmission S S S S S S S S 

Transit Stations & Terminals S S S S S S S S 

Transportation Routes S S S S S S S S 

Transmission & Receiving Facilities S S S S S S S S 

RECREATION 

Cross Country Ski Courses - - - - - - S - 

Day Use Areas A A A A A A A A 

Group Facilities - - - - - - S - 

Outdoor Recreation Concessions - - - - S S - - 

Participant Sport Facilities S - - - - - - - 

Riding and Hiking Trails - - - - - - S - 

Rural Sports - - - - - - S - 

Snowmobile Courses - - - - - - S - 

Visitor Information Centers S S - - S A - - 

RESOURCE MANAGEMENT 

Forest and Timber Resource Management A A A A A A A A 



Table 1: PERMITTED USES BY ZONING DISTRICT 

Permitted Uses Key: 
“A” – Allowed Use 
“S” – Special Use 
“T” – Temporary Use 
“TRPA” – TRPA Review Required 
“-“ – Use Not Permitted 
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Vegetation Resource Management A A A A A A A A 

Water Quality Improvements and Watershed 
Management A A A A A A A A 

Wildlife and Fisheries Resource Management A A A A A A A A 

Range Management - - - - - - A - 

OPEN SPACE 

Allowed in all areas of the Region A A A A A A A A 

SHOREZONE (Tolerance Districts 1 and 4) 

Water Oriented Outdoor Recreation Concession     TRPA-
A 

TRPA-
A   

Beach Recreation     TRPA-
A 

TRPA-
A   

Water Borne Transit     TRPA-S TRPA-S   

Boat Launching Facilities     TRPA-S TRPA-S   

Tour Boat Operations     TRPA-S TRPA-S   

Safety and Navigation Devices (Shorezone District 4)     TRPA-
A 

TRPA-
A   

Marinas     TRPA-S TRPA-S   

Buoys     TRPA-
A 

TRPA-
A   

Piers     TRPA-S TRPA-S   

Fences     TRPA-S TRPA-S   

Boat Ramps     TRPA-S TRPA-S   

Floating Docks and Platforms     TRPA-S TRPA-S   

Shoreline Protective Devices     TRPA-S TRPA-S   

Water Intake Lines     TRPA-
A 

TRPA-
A   

 
Note: In the Regional Center all residential projects equal to or exceeding 100,000 square feet of new 
floor area or non-residential projects equal to or exceeding 80,000 square feet of new floor area require 
TRPA review and approval. In the Town Center all residential projects equal to or exceeding 50,000 
square feet of new floor area or non-residential projects equal to or exceeding 40,000 square feet of 
new floor area require TRPA review and approval. 
1. Caretaker Residence Only 
2. All Health Care Services are allowed except emergency outpatient or urgent care facilities which shall only be 

considered along Heavenly Village Way, formerly Park Avenue. 



3. Allow Realty Offices within the district and limit financial services to ATMs. 
4. Allow consideration for placement of Realty Offices within the district, and only when operated in conjunction 

with approved Park Avenue Redevelopment fractional ownership tourist accommodation projects. Such use 
shall occupy no more than five percent (5%) of the commercial floor area with any project area within the 
district. 

5. All Health Care Services uses permissible throughout special district; provided that any Health Care Services uses 
proposed to front on either side of US Highway 50 and/or the intersections of Heavenly Village Way (formerly 
Park Avenue) and Stateline Avenue are limited to second floor or higher. See TRPA Ordinance 2009-05 Exhibit 2 
for specific limitation locations. 

6. Outdoor storage and display is prohibited. 
7. Shall not front on US Highway 50. 
8. Condominiums only. 
9. Use not permitted in Special Area #1, which comprises of APNs 028-081-02, 028-081-04 & 028-081-15. 
10. Daycare center allowed as an accessory use. 
11. Land use category is identified in TRPA Code Section 60.3 as a “possible contaminating activity,” triggering 

special requirements pursuant to TRPA Code Section 60.4 if located within a Source Water Protection Zone. 
12. Use only allowed in connection with a retail commercial use where it will enhance the visitor experience and is 

limited in size to 30% of the associated retail space. 

 

Table 2: LIST OF PRIMARY USES AND USE DEFINTIONS 

USE DEFINITIONS 

LIGHT INDUSTRIAL COMMERCIAL  

Industrial Services 

Establishments providing light industrial services to an associated retail 
commercial primary use while providing educational and/or 
demonstration opportunities to the public.  Services establishments 
providing other businesses with services, including maintenance, repair, 
service, testing, publishing, and rental. This includes establishments such 
as: welding repair, armature rewinding, and heavy equipment repair, 
vehicle repair, (except vehicle repair; see "Auto Repair and Service"); 
research and development laboratories, including testing facilities; soils 
and materials testing laboratories; equipment rental businesses that are 
entirely within buildings (for equipment rental yards, see "Sales Lots"), 
including leasing tools, machinery and other business items except 
vehicles; and other business services of a "heavy service" nature. Outside 
storage or display is included as part of the use. 

Small Scale Manufacturing 

Establishments primary engaging in retail sales and secondarily as a fine 
art or craftsman demonstration workshop of light industrial nature such as 
sculptor, potter, weaver, carver, jeweler, or other similar art that requires 
artistic skill . Outside storage or display would require approval of a Special 
use Permit. 

WHOLESALE/STORAGE COMMERCIAL 



Table 2: LIST OF PRIMARY USES AND USE DEFINTIONS 

USE DEFINITIONS 

Vehicle Storage & Parking 

Service establishments primarily engaged in the business of storing 
operative cars, buses, or other motor vehicles. The use includes both day 
use and long-term public and commercial garages, parking lots, and 
structures. Outside storage or display is included as part of the use. The 
use does not include wrecking yards (see "Recycling and Scrap"). 

Wholesale and Distribution Retail commercial establishments engaged in, as a secondary use, the 
storage of merchandise and distribution of products for sale. 

 

Summary of Proposed Changes 

As shown in the tables above, the proposed amendment applies only to Tourist Center Gateway District 
(TSC-G) Special Area 1. As “special uses” (designated with an “S” in the table) the proposed new uses 
would be subject to approval of a Special Use Permit. A Special Use Permit requires discretionary 
approval by the City Planning Commission or Zoning Administrator following review and a determination 
that the nature of the proposed use, at the location proposed, is not detrimental to the public welfare or 
injurious to property or improvements in the neighborhood. To obtain a Special Use Permit, the 
applicant must generally show that the contemplated use is compatible with the zoning ordinance and 
land use standards. Findings that such use would be essential or desirable to the public convenience or 
welfare, and will not impair the integrity and character of the zoned district or be detrimental to the 
public health, safety, morals or welfare are required. A special use is in contrast to an allowed use. An 
allowed use does not require a Special Use Permit and is an allowable use subject to zoning and 
development standard compliance. An allowed use is one that can be established as the primary use of 
a building. 
 
As defined in the footnotes to Table 1 (see footnote number 12) the new special uses would only be 
allowed in connection with a retail commercial use where they will enhance the visitor experience and 
shall be limited in size to 30% of the associated retail space. 
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