III.

PROJECT DESCRIPTION

The following is an overview of the proposed Truckee Railyard Draft Master Plan Project
(project), which is evaluated in this EIR. This chapter includes a description of the Plan Area
and site context, relationship to relevant planning documents, and background information
and objectives. That is followed by a detailed description of the proposed project and a
discussion of the intended uses of the EIR and required project approvals and entitlements.

A.

PROJECT SITE

1.

Location

The Railyard Master Plan Area (Master Plan Area) is located at the eastern end of historic
Downtown Truckee. The Master Plan Area is an integral part of Downtown Truckee, and is
comprised primarily of an area historically occupied by the railyard and lumber mill. The
area is generally bounded by Glenshire Drive to the north, industrial uses and undeveloped
land to the east, Union Pacific Railroad right-of-way and East River Street to the south, and
Donner Pass Road and Bridge Street to the west. The Plan Area includes approximately 75
acres of land and is comprised of 20 parcels as shown in Table III-1. Figure III-1 shows an
aerial view of the Master Plan Area.

2.

Site Conditions and Surrounding Land Uses

The Plan Area is currently developed with Union Pacific Railyard operations (a railroad
operations building, balloon track and storage tracks), eight homes, a portion of the Tahoe
Tree Company, Tahoe-Truckee Lumber Company, a glazier, a card-lock fueling facility,
Beacon gas station and Trout Creek, which runs along the northern portion of the Master
Plan Area.
Land uses surrounding the site include an electrical substation, civic, residential and
commercial uses to the west and northwest (Church Street and Commercial Row); U.S.
Forest Service land to the north (U.S. Forest Service Administrative Buildings under
construction); residences and industrial uses and a general contracting operation (Pombo’s)
to the south and east (East River Street); and State Highway 267 to the east.
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Parcels Within Master Plan Area

Parcel Owner

Address

APNs

Brian Olsen

10294 Trout Creek Road

19-030-03-000

Laura Seegmiller

10306 Trout Creek Road

19-030-04-000

Mitchell T Clarin

10310 Trout Creek Road

19-030-05-000

Mitchell T Clarin

10320 Trout Creek Road

19-030-13-000

Mitchell T Clarin

10305 Trout Creek Road

19-030-14-000

Truckee-Tahoe Lumber Co

10242 Church Street

19-030-08-000

Odilon Ayala

10144 Church Street

19-114-03-000

Ironhorse Investors, LLC

10152 Church Street

19-114-01-000

Raoul Kydd

10160 Church Street

19-114-02-000

Truckee-Tahoe Lumber Co

10198 Church Street

19-030-10-000

Robert L Sims

10111 Church Street

19-111-07-000

William Thornton

10021 Donner Pass Road

19-111-08-000

Truckee Development Associates, LLC

**

19-420-69-000

East Truckee Properties, Inc

10739 Glenshire Drive

19-420-15-000

Truckee Development Associates, LLC

**

19-420-68-000

Truckee Development Associates, LLC

**

19-420-71-000

Truckee Development Associates, LLC

**

19-420-72-000

Truckee Development Associates, LLC

**

19-420-70-000

U.S. Forest Service

10664 Glenshire Drive

Union Pacific Railroad

--

19-420-14-000
--

** No address currently assigned.

3.

Existing General Plan and Zoning Designations

The Master Plan Area is within the Downtown Study Area designation of the Truckee 2025
General Plan. The General Plan emphasizes mixed-use centers, cluster development to
preserve open space and natural amenities, a “park once” environment and walkable
centers, and connections from the Master Plan Area to the Downtown Commercial Core.
Reduced automobile travel demand through opportunities for alternative modes of travel
such as integrated bike and pedestrian networks are encouraged. The General Plan
envisions maintaining Truckee’s unique qualities, historic character and sense of place, and
scenic mountain views.
The Truckee Development Code designates the Master Plan Area as Downtown Master Plan
(DMP). The intent of the DMP zone is to provide for development consistent with applicable
policies and land uses identified in the Downtown Truckee Specific Plan (DTSP).1 Develop1

Town of Truckee, 1997. Downtown Truckee Specific Plan, November.
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ment within the DMP zone is not permitted until a Master Plan is approved. Interim uses
including single-family dwellings (on property not owned by Union Pacific Railroad), railroad
operations, existing non-conforming uses, and public parking lots are permitted within the
DMP zone prior to the approval of a Draft Master Plan.

B.

PROJECT BACKGROUND

Over the past 10 years, the Town has undertaken a number of planning efforts to facilitate
development of the Master Plan Area. These efforts were first formalized in the 1996 Town
of Truckee General Plan, which established a number of policies to be implemented through
the preparation of a Specific Plan for the Downtown area, including the Mill Site/Railyard
Area. The planning process for the 1997 DTSP was initiated in 1995 and represented a twoyear-long collaborative effort by local citizens, Town officials, and Town staff. Recognizing
that the Railyard Area contains the majority of the undeveloped land in the Downtown Study
Area2 the DTSP included policies that required the preparation of a Draft Master Plan for the
Railyard Area that would promote its development as an attractive, pedestrian-oriented
activity center visually and physically connected with the historic Downtown Core.
Efforts to prepare a Draft Master Plan for the Railyard Area were initiated in 2002 when the
Town received a grant from the Sustainable Communities Grant and Loan Program and hired
Dinsmore Sierra, LLC to lead community outreach efforts and prepare a Draft Master Plan
for the reuse of the Railyard Area. These efforts accelerated in 2004, when Truckee
Development Associates, LLC (Holliday Development is the managing member of this LLC)
purchased a significant portion of the Railyard from Union Pacific Railroad and formed a
partnership with the Town, the Truckee Railyard Partnership (Partnership), to jointly plan the
future of the Master Plan Area. This cooperative effort culminated in 2006 with a Draft
Master Plan that highlighted a preferred plan for the development of the Truckee Railyard
Area (referred to as the 2006 Master Plan).
The Truckee Railyard Draft Master Plan, evaluated in this EIR, is a further refinement of the
2006 Master Plan that incorporates/addresses findings of further site and design feasibility
studies and concerns raised by the community in the Town, and the development team. The
Draft Master Plan provides a regulatory framework for redevelopment in compliance with
the Truckee Development Code Master Plan requirements (Section 18.174.020 of the Town
Development Code).

The DTSP defines the Downtown Study Area as 1 square mile in Downtown Truckee that
consists of six subareas including the Downtown Commercial Core, North Downtown Residential,
Cemetery/Donner Pass Road, River Street Residential, Hilltop and Railyard subareas.
2
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PROJECT OBJECTIVES

Key objectives of the Railyard Draft Master Plan include:


Create vibrant and economically sustainable redevelopment that offers visitor and localserving diverse retail and entertainment opportunities.



Provide a variety of housing units, including employee housing and affordable housing.



Develop a connected community by providing infrastructure that allows easy pedestrian,
bicycle and vehicle access to and from the Master Plan Area and Downtown Truckee’s
established commercial, retail and entertainment uses.



Create an enjoyable public realm with a strong sense of place that complements
Truckee’s unique mountain town character.



Encourage an efficient use of resources and improved environmental health.



Create mixed-use development that enhances the Downtown experience and
strengthens Downtown as Truckee’s premier destination.



Coordinate with the Town’s Trout Creek restoration project.



Promote development within the Master Plan Area that reflects and reinforces Truckee’s
community character, while remaining flexible to market conditions to sustain a
financially feasible development.

D.

PROPOSED PROJECT

A detailed description of the Railyard Draft Master Plan, which is considered the project for
purposes of CEQA, is presented below. Implementation and buildout of the Draft Master
Plan including approval of the Draft Master Plan and necessary subsequent planning
approvals as described below are all evaluated in this EIR.
The Draft Master Plan provides for development of an eclectic mix of building types and
uses within an attractive, pedestrian-oriented neighborhood. The Draft Master Plan
anticipates that development will extend easterly from the Downtown Core. The pattern of
development would include the highest development intensity occurring immediately
adjacent to the Downtown Core and then decrease as development extends to the north and
east. The Draft Master Plan includes provisions for affordable housing and recognizes the
importance of allowing development within the Master Plan Area to “grow organically” to
accommodate market demands and the community needs. To facilitate this type of growth,
the Draft Master Plan establishes three major tools for development within the Master Plan
Area: the Regulating Plan/Zoning Map, Maximum Allowable Development and Standards and
Guidelines for new development. These three Master Plan components, as well as other
Master Plan concepts, are described below.
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Regulating Plan/Zoning Map

The Regulating Plan/Zoning Map depicts the land use zones for property within the Master
Plan Area. The boundary of the Master Plan Area correlates to the properties currently
zoned DMP on the Town’s zoning map. The Regulating Plan/Zoning Map is shown in Figure
III-2. The Draft Master Plan defines unique standards for building placement, design, and
permitted land uses based on the zones and districts defined on the Regulating Plan/Zoning
Map. Most the Master Plan Area is designated in one of three new zoning districts created
by the Master Plan: Downtown Extension District (DE), Industrial Heritage District (IH) and
Trout Creek District (TC). The remaining areas of the Master Plan Area are designated within
existing Town zoning districts: Downtown High Density Residential, 14 units per acre (DRH14), Downtown Manufacturing (DM), Downtown Mixed Use (DMU), Downtown Railroad
(DRR), Public Facilities (PF), and Open Space (OS) and are subject to associated development
regulations included in the Town’s Development Code. A description of the three districts
included in the Draft Master Plan is provided below.
a.
Downtown Extension District. The Downtown Extension (DE) District would provide a
physical extension of the existing Downtown Core. Buildings in this district would be
designed to complement the existing main street shopfront buildings along Commercial
Row and recent projects on Jibboom Street and Church Street. The primary intent of this
District is to extend the public realm of the historic Downtown Core into the Railyard and
reinforce its pedestrian-oriented nature. Pedestrian circulation corridors would be characterized by wide, attractive sidewalks and streetscape improvements to emphasize connections
to Commercial Row and Church Street. Strategically located open spaces would function as
community gathering places, eventually connecting to the Trout Creek Greenway and
broader open space network. Views of the mountains surrounding Downtown would be
clearly visible from Donner Pass Road Extension. The DE District applies to the portions of
the Master Plan Area located closest to the eastern edge of Commercial Row, and would
accommodate the most urban conditions within the Railyard Area.
b.
Industrial Heritage District. The intent of the IH District is to create a neighborhood
evocative of Truckee’s industrial past. Buildings in the IH District would be designed and
sited to express the traditional utilitarian forms and patterns of Truckee’s historic mill and
railroad structures. As encouraged in the DTSP, the IH District would include a mix of uses
including housing, live/work, work/live,3 artisan industry and commercial land uses. Both
mixed use buildings and

As stated in Chapter 12 of the Draft Master Plan, live/work quarters are defined as a dwelling
unit in which the occupants also work within the dwelling, with the business activity being subordinate
to the residential use; and work/live quarters are defined as buildings or units that are jointly used for
commercial/industrial and residential uses where the residential use is subordinate to the
commercial/industrial use.
3
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individual commercial and residential buildings are envisioned for this District. The design
guidelines provide qualitative direction for contemporary expression of buildings that once
represented an important economic activity for the Town.
The IH District is applied to the portions of the Master Plan Area east of the DE District
along Donner Pass Road Extension, and south of Church Street. One block of the IH District
also extends north along Donner Pass Road, where Donner Pass Road elevates to meet
Glenshire Drive. Blocks within the IH District would be broken up by passive courtyards that
provide for pedestrian access between buildings and streets, and may also include open
space for residents and visitors. Site planning within this District would be mindful of lower
density development across Church Street, where the IH and Trout Creek Districts meet.
c.
Trout Creek (TC) District. The Trout Creek (TC) District would provide new housing
opportunities in the Downtown Core and transition the Railyard to a lower intensity of
development adjacent to the property’s natural edge, the Trout Creek Greenway. Trout
Creek would be comprised of a mix of housing types including single-family homes and
multi-family condos and/or apartments. In addition to traditional dwelling units, land uses
in the TC District may also include bed and breakfast lodging, child day care facilities, and
live/work uses fronting Church Street. Neighborhood parks are envisioned along the creek,
and a linear park along “Street C” will provide passive and active recreation areas for
residents of and visitors to Trout Creek (see Figure III-2 for potential park sites). One or
more of the parks along Trout Creek may also double as trailheads for access to the Trout
Creek Greenway, and the linear park along Street C would provide safe and attractive access
to the IH and DE Districts.
The Trout Creek (TC) District is applied to the portions of the Master Plan Area adjacent to
Church Street and extending north from the IH District to the creek. Pedestrian-oriented
streets and parks within TC District will provide access to the Trout Creek Greenway for
residents of the area and visitors alike. Homes in the TC District will be developed with
design, form and styles that are complementary to the eclectic mix of homes already
existing in the Downtown.

2.

Maximum Allowable Development (MAD)

The Draft Master Plan includes a Maximum Allowable Development (MAD) that provides
development thresholds for each of the Districts created by the Draft Master Plan. This EIR
evaluates the potential impacts of the development within the Master Plan Area based on
the MAD. The MAD represents the maximum amount of development that may occur within
the Plan Area. The MAD proposed for each district is as follows:
Downtown Extension District MAD
 220 multi-family residential units
 15 live/work units
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50 work/live units4
65,000 square feet of retail
10,000 square feet of office
1,000-seat movie theater
60-room hotel
20,000 square feet of grocery store
25,000 square feet civic building

Industrial Heritage District MAD
 200 multi-family residential units which could include up to:
 75 work/live units
 125 live/work units or traditional residential units.
 5,000 square feet of retail
 5,000 square feet of office
Trout Creek District MAD
 60 residential units (40 multi-family and 20 single-family)
 25 live/work units

3.

Circulation and Parking

The circulation component of the Draft Master Plan is intended to accommodate the diverse
needs of all transportation modes including walking, biking, driving, and taking transit,
while creating an attractive and livable Downtown. The Draft Master Plan includes Standards
for street width and guidelines for streetscape elements. Figure III-3 shows the proposed
roadway network for the Master Plan Area.
As shown in Figure III-2, primary east-west access into and through the Master Plan Area
would be provided via the Donner Pass Road Extension and secondary east-west access
would be provided on Church Street. A focal point of the circulation plan is a T-intersection
of Donner Pass Road into Donner Pass Road Extension. A series of smaller north-south
streets provide a variety of options for circulation through the site.
An agreement between Union Pacific Railroad and Truckee Development Associates would
allow development of the Donner Pass Road Extension and associated parking areas within
a portion of the 200-foot federal railroad right-of-way. Donner Pass Road Extension would
connect with Glenshire Drive to minimize left-turn traffic at the existing intersection of
Glenshire Drive and Donner Pass Road. The Draft Master Plan assumes that the existing

The Master Plan anticipates development of a variety of residential, commercial, retail,
work/live and live/work uses as detailed in the MAD. However, the analysis in this EIR assumes that all
live/work and work/live units could be developed as traditional residential units; all work/live units
may include up to 1,000 square feet of retail or commercial space per unit; and upto 75% of work/live
units could be developed exclusively for commercial or retail uses.
4
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Bridge Street at-grade crossing would remain open as an important connection between
Commercial Row and West River Street.
It is important to note that the Town’s 2025 General Plan discusses several roadway
improvements for consideration within the Master Plan Area and its vicinity. These include:


Improvements to the Glenshire Drive/Donner Pass Road intersection and realignment of
Glenshire Drive (described below);



Potential construction of an easterly undercrossing of the Union Pacific railroad tracks
from the Master Plan Area, if required to accommodate future traffic flow;



Potential closure of the existing Bridge Street at-grade railroad crossing;



Improvements to Bridge Street/Donner Pass Road intersection; and



Improvements to the Bridge Street/River Street intersection.

The realignment of Glenshire Drive and improvements to the Glenshire Drive/Donner Pass
Road intersection would be completed as part of the implementation and buildout of the
Draft Master Plan. In accordance with the General Plan, the analysis in this EIR considers the
potential construction of each of the additional improvements listed above, including an
eastern railroad undercrossing. The analysis considers whether and how such improvements
would serve to improve overall traffic flow in Downtown. It is further noted that other
considerations, including the broader goals and policies of the Town concerning circulation
and connectivity, community character, and urban design within the Downtown will also be
considered by the Town to help determine whether a particular improvement is unacceptable for reasons beyond those related to traffic capacity.

4.

Pedestrian and Bicycle Networks

The Draft Master Plan envisions an area where people often choose to walk and bike rather
than drive. The Railyard streetscape plays a critical role in supporting such alternative
modes of transportation and facilitating a livable community. The pedestrian and bicycle
networks proposed by the Draft Master Plan are intended to achieve a high degree of
internal connectivity within the Railyard, as well as external connectivity with the networks
in and around the Downtown in order to foster walking and biking. Pedestrian routes within
the Master Plan Area would be supported by a connected network of sidewalks and trails
linking public places, such as parks, event streets, and open spaces.
Pedestrian access through the Master Plan Area would be provided on a multi-use trail along
the railroad tracks and parking area, as well as along the Trout Creek Greenway. Pedestrian
connections into the Master Plan Area would be provided from Commercial Row at Bridge
Street and at Church Street. The bike network within the Master Plan Area would primarily
conform to the roadway. The majority of roads through the Draft Master Plan are proposed
to be “bike friendly” with either Class II bike lanes (on-street striped route) or Class III bike

50
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routes (on-street, designated by signs only). However, as proposed in the Draft Master Plan,
angled parking along Donner Pass Road Extension would preclude bike lanes on that
roadway. Instead, a Class I bike path (completely separated from the street) would be
provided along Donner Pass Road Extension and would connect along Street C to a Class I
bike path along the Trout Creek Greenway.
The proposed bike network within the Master Plan Area is anticipated to fully integrate with
existing and proposed bike networks in the vicinity. The Truckee Trails and Bikeways Master
Plan5 shows existing and proposed routes in the vicinity of the Master Plan Area, while
routes through the Master Plan Area were not detailed therein.
Class II bike lanes are proposed along Donner Pass Road, Glenshire Drive, Bridge Street, and
East River Street. Bike lanes and paths would connect with these proposed routes at the
following intersections: Bridge Street and Donner Pass Road; Church Street and Donner Pass
Road; and Glenshire Drive and Donner Pass Road Extension.

5.

Parking and Parking Management

Currently, parking in Truckee’s Commercial Core consists of public parking, including onstreet and surface parking lots, and private parking, including parking lots and employee
parking areas. A parking management strategy was implemented by the Town in 2005,
which entails pay-to-park and time restricted management strategies for public parking
throughout the Commercial Core. Parking surveys completed after implementation of the
parking management program show a surplus of parking spaces in the Commercial Core.
Parking in the Master Plan Area would be located primarily along Donner Pass Road
Extension in the railroad right-of-way, along proposed streets, as well as in parking garages
and surface lots in the DE and IH Districts, and on-site in the IH and TC Districts. Parking
would be managed and assessed on an area-wide or district level, instead of on a parcel-byparcel level.
Parking in the DE District would be provided in both private parking garages and on-street
public parking including surface parking in the railroad right-of-way. Required parking may
also be provided in off-site garages. Public parking in the IH District would also be provided
along Donner Pass Road Extension and on side streets. However, parking requirements
must be satisfied with on-site parking, and off-site spaces will supplement private parking.
Parking in the Trout Creek District will be primarily provided in on-site parking spaces or
garages. On-street public parking spaces will supplement private parking.

6.

Infrastructure

A number of infrastructure improvements would be associated with implementation of the
Railyard Draft Master Plan.
5

Town of Truckee, 2007. Truckee Trails and Bikeways Master Plan, May.
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a.
Relocation of the Union Pacific Railroad Balloon Track. The Draft Master Plan
includes construction of a new balloon track, storage tracks and railyard operations building
on the easternmost portion of the Master Plan Area. The balloon track is used to turn
around snow plow equipment (flangers and spreaders) that are used to clear snow from
UPRR tracks. The existing railyard operation building is a Category B historic building. The
railyard operation building is used as an on-site UPRR office and to store and service track
equipment.6 Implementation of the Draft Master Plan would include removal of existing
UPRR facilities, including the balloon track, storage tracks and operations office, and
construction of new facilities on the eastern portion of the Master Plan Area. Relocation of
the balloon track includes two points of crossing over Trout Creek.
b.
Extension, Re-Alignment and Creation of Streets. The Draft Master Plan includes the
extension and realignment of Donner Pass Road. The current configuration of Donner Pass
Road bends north toward Church Street and Glenshire Drive as vehicles exit (or enter)
Downtown. The Draft Master Plan would realign Donner Pass Road to extend straight into
the Master Plan Area, thereby removing the existing northerly bend. Donner Pass Road
would then continue through the Master Plan Area and connect to Glenshire Drive at the
eastern edge of the Master Plan Area. The Draft Master Plan also includes the extension of
Church Street to the east and the creation of new streets to provide access to new
development within the Master Plan Area. Figure III-3 (above) shows the proposed streets
within the Master Plan Area.
c.
Trout Creek. As described above, the Draft Master Plan includes relocation of the
balloon track with two points of crossing over Trout Creek. This EIR evaluates the likelihood
of any significant impacts that the proposed project may have on the adjacent Trout Creek,
including the impact of the two new creek crossings due to the relocation of the balloon
track.
The Town of Truckee is currently working to restore Trout Creek to a more stable and
natural creek channel corridor. Portions of the Town’s restoration project are within the
Master Plan Area and the Draft Master Plan would be consistent with and complimentary to
the Town’s restoration effort. The Town’s restoration project is not addressed in this EIR, it
is a separate Town-sponsored project independent of the Railyard Master Plan and subject
to its own environmental review.
d.
Grading. Grading necessary for development under the Draft Master Plan is
anticipated to include approximately 36,000 cubic yards of import; however, the Town’s
Trout Creek restoration project (immediately adjacent to the Plan Area) is expected to
generate twice as much export. Depending on the timing of these two projects, the export
from the Trout Creek restoration project may be used to meet the fill requirements of the
Olvera, Moses. 2008. Manager of Track Maintenance, Union Pacific Railroad. Personal
communication with RRM Design Group, February 12.
6
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proposed project. Grading will generally conform with existing topography sloping to the
east.
e.
Storm Drainage. The Stormwater Management Concept for the Master Plan Area
identifies open space/park areas and landscaped parking areas in the Master Plan Area for
stormwater infiltration and treatment. These areas will be designed to function together
with on-site stormwater management plans on individual properties to manage stormwater
quality and quantity consistent with Town of Truckee and Lahontan Regional Water Quality
Control Board (RWQCB) standards. The stormwater management concept for the Draft
Master Plan emphasizes Low Impact Development (LID) and utilizes landscaped areas to
control stormwater at its source through small scale localized features, in contrast to
traditional stormwater control methods which require rapid conveyance off-site and costly
end-system treatment. These landscape features, referred to as Integrated Management
Practices (IMPs), typically result in multi-functional landscaped areas, reduced drainage
infrastructure requirements, improved water quality and reduced peak flows. Best
Management Practices (BMPs) will be implemented to minimize erosion and siltation and to
protect water quality. The Hydrology, Storm Drainage and Water Quality section of this
chapter provides more detail regarding water quality Best Management Practices.
f.
Water Service. A new water distribution system will be necessary to meet both
domestic and fire protection needs for development within the Master Plan Area. The layout
and size of the pipe network will be determined by fire flow demands, which are a function
of type of use/occupancy, building size and building construction materials.
g.
Wastewater. Limited wastewater services currently exist within the Master Plan Area;
Truckee Sanitary District provides waste water collection services to properties on Church
Street and residences on Trout Creek Road, which are served by a small sewage pump
station that discharges to the gravity main in the vicinity of the lumber yard. The lack of a
usable on-site sanitary sewer system necessitates the construction of a new collection
system for uses within the Master Plan Area. The Master Plan Area will function as a
“tributary area” within the Truckee Sanitary District’s (TSD) service area. Portions of the
Church Street area west of Donner Pass Road and the pump station serving the homes north
of Trout Creek would be connected to the new collection system developed for the Draft
Master Plan.

7.

Phasing

In general, the Master Plan Area will be developed from west to east. The first phase of
development would include a mix of uses as an extension of Downtown Truckee and
Commercial Row. It is anticipated that the first phase of development would be developed in
2 to 5 years and would include approximately 27,000 square feet of restaurant and retail
space, a 60-room hotel, a 1,000-seat movie theater, 24,000 square feet of live/work and
work/live space and 70 residential units. Implementation of the entire Master Plan is
intended to develop over a period of 10 to 15 years. The final phasing program for the
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Master Plan will be dependent on the findings of this EIR, the negotiated terms of the
Development Agreement and future market conditions.

E.

DISCRETIONARY ACTIONS

It is anticipated that this EIR will provide environmental review for all discretionary approvals
and actions necessary for implementation and buildout of the Draft Master Plan. A number
of permits and approvals would be required for the Town to adopt the Draft Master Plan and
subsequent permits and approvals would be required through buildout of the Master Plan
Area. As Lead Agency for the proposed project, the Town of Truckee would be responsible
for the majority of approvals required for development. A list of required permits and
approvals that may be required by the Town and other agencies includes, without limitation,
include those provided in Table III-2 at the end of this section.
This EIR will provide environmental review for implementation of the Draft Master Plan. As
described in Chapter 10 of the Draft Master Plan, development projects within the Master
Plan Area would be subject to discretionary review similar to other development projects in
Town. Depending on the size and nature of individual projects in the Master Plan Area, the
project may be subject to Town approval of a Development Permit, Zoning Clearance, Use
Permits, Minor Use Permit, Subdivision Maps or Temporary Use Permit.
Key discretionary actions required by the Town of Truckee are outlined below.
a.
Adoption of Draft Master Plan. The Town of Truckee Development Code includes
specific requirements for the content of a master plan, and requires specific findings to be
made prior to the approval of a master plan. Adoption of the Railyard Draft Master Plan
would require the review and recommendation by the Planning Commission with final
approval by the Town Council.
b.
Rezone. Parcels within the Plan Area would be rezoned to the zoning designations
shown in Figure III-2. The Draft Master Plan includes two small parcels that are not currently
designated Downtown Master Plan (DMP). An amendment to the Town’s zoning map to
incorporate one parcel north of Glenshire Drive (APN 19-420-14-000) and one parcel on
Donner Pass Road (APN 19-111-07-000) would be required. A rezone of these two parcels
(from the Public Facilities (PF) to be consistent with zoning depicted on Figure III-2 would
require the review and recommendation by the Planning Commission with final approval by
the Town Council.
c.
Downtown Specific Plan Amendment. The Master Plan is not wholly consistent with
the land use policies in the DTSP. Additionally, the Draft Master Plan includes two small
parcels that are not currently within the DTSP. An amendment to the DTSP for the plan
policy inconsistencies and to incorporate one parcel north of Glenshire Drive (APN 19-420-
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14-000) and one parcel on Donner Pass Road (APN 19-111-07-000) would be required. An
amendment to the DTSP would require the review and recommendation by the Planning
Commission with final approval by the Town Council.
d.
Zoning Amendment. The Draft Master Plan would allow roadways, sidewalks and
trails, surface parking lots, parking sheds, and small commercial development within
portions of the Master Plan Area that are designated Downtown Railroad (DRR). These uses
are not currently allowed in the DRR; therefore a text amendment to the DRR zone would be
required. Additionally, a small portion of the Plan Area is located within the Historic
Preservation Overlay Zone. As part of the Master Plan, this small portion would be removed
from the Historic Preservation Overlay District. A text amendment would require the review
and recommendation by the Planning Commission with final approval by the Town Council.
e.
Development Agreement. The Draft Master Plan requires that the Town and Truckee
Development Associates enter into Development Agreement. The Development Agreement
would include, but not be limited to, parameters of the maintenance district (i.e.,
responsibility for construction and maintenance of public spaces, streets, creeks, snow
removal, etc); financing for infrastructure improvements; and affordable/employee housing.
The Town Planning Commission would review the Development Agreement and forward a
recommendation to the Town Council for a final decision.
f.
Subdivision Maps. Development within the Master Plan Area would require
subdivision maps to: (1) consolidate and/or reorganize existing parcel lines for parcels
within the Plan Area; (2) allow the sale of the proposed residential units; and (3) create
separate parcels to allow for separate ownership of each building parcel.
g.
Development Permit/Zoning Clearance. Development within the Master Plan Area
would require approval of a Development Permit (for projects over 15,000 square feet or
more of gross floor area) or a Zoning Clearance (for projects less than 15,000 square feet of
gross floor area). A Development Permit would require review and approval by the Planning
Commission; whereas a Zoning Clearance is subject to the review and approval of the
Community Development Director.

F.

INTENDED USE OF THIS EIR

This EIR is a “project EIR.” That is, this EIR provides an analysis of the impacts of the Draft
Master Plan and its associated build-out at a project level of detail. 7

Although the entitlements under consideration include approval of a “Master Plan” for the
site, this analysis is not a “Master EIR” within the meaning of CEQA.
7
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A number of permits and approvals would be required before the development within the
Master Plan Area could proceed. As Lead Agency for the proposed project, the Town of
Truckee would be responsible for the majority of approvals required for development;
however, some of these permits and approvals would be issued by other agencies. This EIR
is intended to provide CEQA clearance for all approvals or permits required for
implementation of the project. This EIR may be used for permits and approvals required by
the Town and other agencies, including but not limited to those listed in Table III-2. The EIR
is designed to provide the analysis necessary for the Town Council to decide whether to
approve the Master Plan, rezone the site, and amend the Downtown Specific Plan. It is also
anticipated that the EIR will provide the analysis necessary to approve future subsequent
approvals under the Master Plan if they are consistent with the Master Plan.
The Master Plan area will build out over a period of years. For this reason, some
entitlements or permits necessary for the project to proceed will not be requested until
some date in the future. These future entitlements or permits may include subdivision
maps, design review approvals, or conditional use permits. These future entitlements or
permits may qualify as “discretionary approvals” for purposes of CEQA. As such, the Town
will have to evaluate whether to perform further CEQA review prior to deciding whether to
approve these future entitlements or permits. The following discussion explains the
environmental analysis that the Town will perform at the time future discretionary
entitlements (such as subdivision maps, design review, or conditional use permits) are
requested.

1.

Public Resources Code Section 21083.3

Public Resources Code section 21083.3 and CEQA Guidelines section 15183 establish rules
for performing environmental review for a project that is consistent with existing zoning,
where an EIR was certified in connection with the decision to adopt that zoning. 8 These
provisions will apply to the Truckee Railyard Master Plan in the event the Town Council
certifies this EIR and adopts the Master Plan as zoning for the site. Under these provisions,
if an application is submitted for a subsequent discretionary entitlement, and the proposal
is consistent with the adopted Master Plan, then Town staff will prepare “an initial study or
other analysis”9 limited only to environmental impacts that:
(1) Are peculiar to the project or the parcel on which the project would be
located,
(2) Were not analyzed as significant effects in this, the Downtown Specific
Plan, or General Plan EIR,
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8

CEQA Guidelines, § 15183, subd. (d)

9

CEQA Guidelines, § 15183, subd. (b)
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(3) Are potentially significant off-site impacts and cumulative impacts which
were not discussed in this, the Downtown Specific Plan, or General Plan
EIR, or
(4) Are previously identified significant effects which, as a result of
substantial new information which was not known at the time this EIR was
certified, are determined to have a more severe adverse impact than
discussed in this EIR. 10
If, based on this analysis, the Town concludes that the impacts of the proposed
project (1) are “not peculiar to the parcel or to the project,” (2) have “been addressed
as a significant effect in the prior EIR,” or (3) “can be substantially mitigated by the
imposition of uniformly applied development policies or standards,” then no further
environmental analysis needs to be prepared. Rather, the entitlement or permit can
be issued based on the analysis in this EIR.11
The “initial study or other analysis” referenced in CEQA Guidelines section 15183,
subdivision (b), serves as a mechanism to consider each of the issues associated
with the proposed project to determine whether those issues are covered by this EIR.
Among other things, the analysis will consider the mitigation measures adopted at
the time the Town certified this EIR and approved the Master Plan, and those that are
applicable to the proposed project will be imposed.12
The purpose of section 15183 is to focus the review of a proposed project on those
impacts that are “peculiar to the project or the parcel.” If a “uniformly applied
development policy or standard” has been identified, and the proposed project
adheres to the policy or standard, then the impact addressed by that policy or
standard is not considered “peculiar to the project or the parcel.”13 Again, the aim is
to focus review on those impacts that have not been previously addressed.
If, based on its analysis, the Town concludes that all of the proposed project’s impacts have
been addressed, and all applicable mitigation has been imposed, then no further
environmental analysis needs to be performed in connection with the issuance of the future
entitlement or permit. If the analysis indicates that certain issues require further study,
then the Town will have to analyze such impacts, much as it would any other project (e.g.,
an initial study leading to a negative declaration). The scope of this analysis, however,
would be confined to those impacts not otherwise covered by this EIR or by uniformly
applied development policies or standards.
10

CEQA Guidelines, § 15183, subds. (b)(1)-(4)

11

CEQA Guidelines, § 15183, subd. (c).

12

CEQA Guidelines, § 15183, subd. (e).

13

CEQA Guidelines, § 15183, subd. (f).
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Government Code Section 65457

Government Code section 65457 provides an exemption from CEQA for those residential
projects that are consistent with an adopted Specific Plan for which an EIR was certified.14
This section states:
Any residential development project, including any subdivision, or any
zoning change that is undertaken to implement and is consistent with a
specific plan for which an environmental impact report has been certified . . .
is exempt from the requirements of [CEQA].
In this case, the entitlements requested by the applicant include amendments to the
Downtown Truckee Specific Plan. This EIR analyzes the impacts of the proposed
amendments to the Specific Plan. To the extent a residential project is proposed that is
consistent with the Specific Plan (as amended), that residential project will be exempt from
CEQA. This exemption is narrower than the exemption established by Public Resources
Code section 21083.3, in that the exemption applies only to residential projects.
Nonetheless, future projects carried out under the Truckee Railyard Master Plan that are
residential may qualify for this exemption. The future entitlements or permits covered by
this exemption include “land subdivisions, zoning changes, and residential planned unit
developments.”15
a.
Supplemental Review
Both of the provisions outlined above are subject to the same exception. If the Town
determines that the project, or the circumstances surrounding the project, have changed in
environmentally meaningful ways, then the Town would have to perform supplemental
review to analyze such changes.16 In this respect, the Town would analyze future
discretionary approvals required by the project in the same manner that the Town would
analyze impacts from any other project requiring supplemental review: the Town would
analyze the changes in the project, or changes in circumstances, and prepare an
environmental analysis as required by such changes. That supplemental review may take
the form of a supplemental or subsequent EIR, a supplemental or subsequent negative
declaration, or an addendum to this EIR.17
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14

See also CEQA Guidelines, § 15182.

15

CEQA Guidelines, § 15182, subd. (b).

16

See Pub. Resources Code, § 21083.3, subd. (a); Gov. Code, § 65457, subd. (a).

17

See Pub. Resources Code, § 21166; CEQA Guidelines, §§ 15162-15164.
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Required Permits and Approvals

Lead Agency

Town of Truckee
Planning Commission
Town Council
Redevelopment Agency
Historic Preservation Advisory
Committee

Permit/Approval
•
•
•
•
•
•
•
•
•
•

Adopt Master Plan
Rezone
Downtown Truckee Specific Plan Map Amendment
Design Review
Redevelopment Agency actions
Development Agreement
Subdivision Maps
Development Permits
Zoning Clearances
Use Permits

Responsible Agencies
Truckee Sanitary District
Truckee Fire Protection District
Truckee Donner Public Utility
District

• Approval and review of waste transportation
• Approval of water lines, water hookups and review of water
needs
• Approval and review of electrical utilities

Town of Truckee Public Works

• Approval of plans and encroachment permit for
improvements located within public right-of-way

Lahontan Regional Water Quality
Control Board (RWQCB)

• National Pollutant Discharge Elimination System (NPDES)
permit for stormwater discharge
• Approval and oversight of remediation plan for hazardous
materials abatement

Other Agencies
Northern Sierra Air Quality
Management District (NSAQMND)

• Permitting of asbestos abatement activities

AT&T

• Provision of telephone services

Suddenlink

• Provision of cable services

Southwest Gas

• Provision of natural gas
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