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Scope 
 
This initial analysis was prepared to evaluate the development considerations 
and generalized agency permit processing requirements for parties interested in 
the subject vacant parcel for the construction of a new single family residence.  
It does not examine the feasibility of a specific project or design and is solely to 
inform a buyer of primary considerations for development of the property.     
 
Property Description and Permissible Use 
 
Assessor Parcel Number: 115-040-071 
Property Location: 590 Olive Street, Carnelian Bay, California 
Lot Size:  9,504 square feet 
 
Theis property is located at the corner of Olive and Tallac streets in Carnelian 
Bay.  It is within the Carnelian Bay Subdivsion Plan Area Statement (PAS 016B), 
which was jointly adopted by Placer County and the Tahoe Regional Planning 
Agency (TRPA) to establish permissible uses within this zoning subdistrict.  Single 
family dwelling is the only permissible use at this time in this zoning district.   
 
TRPA Individual Parcel Evaluation System (IPES) 
 
Regulatory agencies in the Tahoe Basin, including the TRPA, utilize the Individual 
Parcel Evaluation System to determine the if a vacant parcel is suitable for  
development.  The IPES system provides a methodology for the evaluation of 
parcels vacant at the time of the 1987 TRPA Regional Plan to assign a numeric 
score to a vacant parcel and a corresponding coefficient of allowable land 
coverage.   The current IPES line for a parcel to be considered “buildable “is 726 
points.   
 
TRPA staff completed a field evalution of the parcel on March 27, 2007 and 
issued a score of 827 points determining the property qualifies for developemnt 
of a single-family residence.  The field evaluation (see TRPA Copy attached) 
delineated a segement of the parcel to be a Stream Enviornment Zone (SEZ), in 
which construction or other other permanent disturbance will be prohibited 
under TRPA’s Code of Ordinances (Section 30.5). The IPES score also determined 
the base allowable land coverage, which is addressed in the following section.  



Development Considerations And Constraints Analysis 
590 Olive Street, Carnelian Bay, California 
August 11, 2016 
 

 

Land Coverage 
 
Land coverage is defined as a man-made structure, improvement or covering 
that prevents normal precipitation from directly reaching the surface of the land 
underlying the structure, improvement, or covering.  Therefore, any impervious 
surface on a parcel such as a driveway, structure, or walkway is considered land 
coverage.  TRPA in their 2012 Regional Plan Update adopted new provisions for 
partial land coverage exemptions including wood decks and permeable paving 
surfaces, which could be applied to increase the yield of improvements based 
on the allowable land coverage.   
 
The total base allowable land coverage recognized by TRPA for the parcel is 
2,525 square feet based upon the topographic survey utilized for the IPES score.  
There are provisions within the TRPA Code to transfer additional land coverage 
to parcels under certain limits.  For a parcel of this size the maximium land 
coverage under the tansfer provisions is twenty-percent of the parcel size, or 
based on a parcel size of 11,250 square feet or 2,250 square feet of land 
coverage.  Since the base allowable land coverage for the parcel exceeds the 
maximum under transfer provisons, this parcel does not qualify for the transfer of 
additional land coverage beyond the 2,525 square feet established as allowable 
under the IPES score.   
 
Residential Allocations and Development Rights 
 
Parcels tgat legally existed on the effective date of the TRPA 1987 Regional Plan 
were assigned a residential development right.  For construction of a new 
residence a development right in conjuntion with a residential building allocation 
and regulatory approvals are required.  Placer County is granted allocations by 
TRPA.  Placer County grants an allocation to a parcel at the time of submittal for 
a building permit.  There have been points in the past where these allocations 
became scarce; presently Placer County has a surplus of allocations available, 
which is subject to future demand  
 
Potential Partial Abandonment of the Tallac Street Right of Way 
 
A partial abandonemnt of the unimproved segment of the Tallac Street right of 
way fronting the westerly boundary of the parcel could be pursued with Placer 
County.  Typically the County would only consider abandoniming half of the right 
of way to a parcel, or in this case 20 feet of the 40 feet dedicated to the right of 
way.  The County would seek consideration for the land abandoned, with the 
value established in the application process.  This additional land area could 
increasae the development footprint and the allowable land coverage for the 
parcel, however a new IPES score would need to be obtained from TRPA 
following the abandonment procedure.  
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Placer County Required Building Setbacks  
 
We recommend that our office in conjunction with Placer County Planning 
Department be consulted specific to a design proposal, as setbacks can be 
specific to project design.  Given the constraint of the Stream Environment zone 
combined with the parcel fronting two streets, we anticipate a setback variance 
being required in order to develop this parcel.  A variance is a discretionary 
approval, requiring public hearing and specific findings to be made.  However, 
given the characteristics of the property and in consideration of the findings, it 
would appear there is merit for a variance.   
 
Paved Access g Requirement 
 
TRPA Code requires a new residence to be served by a paved road.  Since the 
improved sections of Olive and Tallac streets appear to terminate before 
reaching this parcel, the cost considerations of providing for a driveway 
connection between the parcel and one of these streets should be considered.  
The TRPA permit for a new residence will require the payment of water quality 
mitigation fees in the amount of $8.50 per square foot of land coverage 
associated with improvements offsite in the roadway.   
 
Excavation Limitations 
 
There is an excavation limitation of five feet in depth in the Lake Tahoe Basin 
stipulated under Section 64.7.B of the TRPA Code of Ordinances.  Excavation in 
excess of five feet may be approved by TRPA if a soils/hydrologic scoping report 
prepared by a qualified professional demonstrates that no interception with 
groundwater will result from the proposed excavation.  The TRPA staff field notes 
in the IPES evaluation state that this parcel will require a Soils Hydrologi 
Application for any excavation or grading activity given the proximity of the 
Stream Environment Zone.  This application process will require investigation of an 
excavated test pit on site to establish groundwater levels and determine the 
approvable depth of excavation for a project.   
 
Grading Season 
 
Grading season, inclusive of excavation, filling, and clearing of vegetation, is 
limited in the Lake Tahoe Basin to between May 1st and October 15th. 
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Utilities and Fire Hydrant Proximity 
 
North Tahoe Public Utility District staff has confirmed that both water and sewer 
lines front the property and are located within the Olive Street right of way.  
North Tahoe Fire Protection District staff has confirmed that a hydrant is located 
adjacent to the parcel, adhering to the code requirement for proximity.   
 
Conclusion 
 
This unique parcel qualifies for development based on the TRPA IPES score, with 
constraints that need to be considered to formualte a specific design for a new 
residence.  Should a prospective buyer acquire the subject property, Ogilvy 
Consulting would recommend the buyer pursue the following in preparation for 
a future project, prior to beginning the design and development phase: 
 

- Review any exceptions to title insurance 
- Obtain a TRPA Soils/Hydrologic approval prior to the design and 

development for a project 
- Consider whether pursuit of a partial abandonment of the Tallac Street 

right of way has merit to the design and development potential 
- Evaluate floodplain maps to confirm the Stream Environment Zone 

does not create any further constraints with Placer County for building 
design 

 
Thank you for selecting Ogilvy Consulting to assist you in your evaluation of this 
property.  Should you have any questions or wish to discuss this initial analysis in 
further detail, please feel free to contact us.  We would be pleased to further 
assist a future owner in developing strategies for development of the property 
and facilitating the agency permit process.  
 
 
 
 






















