
Agenda Item 6.1
No ve m b e r 15 , 20 21

2040 GENERAL 
PLAN

Town Council Direction : Land Use Alternatives



• Staff Presentation
• Council Question & Answer
• Public Comment
• Council Deliberation & Direction to 

Staff on a preferred land use map

Focus Area Discussion Order
- Glenshire
- Donner Lake
- N SR 89
- Donner Pass Road
- West River

Meeting Format



Council’s Decision Points
Make a decision on the land use map to move forward:

• Ma kin g  a s s u m p tio n s  a b o u t Tru c ke e ’s  fu tu re  n e e d
• Dis tillin g  a ll Pla n n in g  Co m m is s io n , GPAC & p u b lic  

c o m m e n ts  in to  a  la n d  u s e  m a p
• Mo vin g  th e  Ge n e ra l Pla n  Up d a te  fo rwa rd  to  th e  p o lic y 

d e ve lo p m e n t a n d  EIR p h a s e s



General Plan Update Process
1: Project Initiation (NOV 2018)

2: Existing Conditions Reports (Completed FEB 2019)

3. Issues, Opportunities, and Vision (Completed Spring 2019)

4. Land Use Alternatives (Initiated Fall 2019)
Planning Commission Recommendation = OCT 2021
Council Selection = NOV 2021 
CURRENT

5. General Plan Goals and Policies (Winter 2021)

6. Downtown Specific Plan Update (Winter 2021)

7. Environmental Review (Winter 2021-Summer 2022) 

8. Final Documents and Adoption(November 2022)
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ACTIONS

POLICY

Backbone of the General Plan

• Im p o rta n c e  o f la n d  u s e  a lte rn a tive s  p ro c e s s

- lo c a tio n , typ e , in te n s ity o f fu tu re  c h a n g e
- No t th e  la s t c h a n c e  to  d e c id e
- Fo u n d a tio n  fo r EIR a n a lys is

• Pa ire d  with  fu tu re  p o lic y & fu tu re  a c tio n s
- Im p le m e n ta tio n

LAND 
USE MAP

VISION / 
GOALS



2025 General Plan Land Use Diagram

• In c lu d e d  in  th e  La n d  
Us e  Ele m e n t 

• Id e n tifie s  la n d  u s e  
d e s ig n a tio n s  in  th e  
To wn

• Sp e c ifie s  typ e  a n d  
in te n s ity o f a llo we d  
la n d  u s e s

• Ac c o m p a n ie d  b y 
p o lic ie s  & a c tio n s

• Zo n in g  c o n ta in s  
m o re  s p e c ific  
s ta n d a rd s



Big Ideas

2. Diversify Housing 
to  Me e t a  Bro a d  
Ra n g e  o f Ne e d s  

3. Su p p o rt a  Modern 
Industrial Ec o n o m y

1. En c o u ra g e  Mixed 
Use in  Co rrid o rs  a n d  

Ne ig h b o rh o o d  
Ce n te rs

4 . Ma in ta in  
Community 

Character th ro u g h  
Sm a rt Gro wth  a n d  

Re s o u rc e  
Pre s e rva tio n



Big Challenges

2. Le g a l Co n s tra in ts  
to  Do wn zo n in g 3. Wild fire  Ris k1. Un c e rta in ty in  th e  

Co vid - 19  Pa n d e m ic

Up p e r Mc Ive r
Site

4 . Clim a te  Ch a n g e

• Preserving Community Character
• Housing for Truckee’s Workforce

• Growth pressure  



Goals for the Land Use Alternatives

1. Pro te c t a n d  En h a n c e  th e  To wn ’s  Character
2. Pro m o te  Sustainable La n d  Us e  Pa tte rn s  th a t 

s u p p o rt wa lkin g , b ikin g , tra n s it
3. Pro vid e  a n  In c re a s e  o f Housing Op p o rtu n itie s
4 . Pro vid e  En o u g h  La n d  to  Ac c o m m o d a te  Jobs

Ye a r- Ro u n d
5 . Me e t th e  De m a n d  fo r Industrial La n d
6 . Pre s e rve  Na tu ra l Re s o u rc e s  a n d  Open Space
7. Ma ke  th e  Truckee River a  fo c a l p o in t



Recent Engagement Opportunities 

⮚Virtu a l wo rks h o p  J u ly 29 , 20 21
106 attendees 

⮚Dro p  In  a t J u ly 31, 20 21 Fa rm e r’s  Ma rke t
⮚In - Pe rs o n  Op e n  Ho u s e , Tu e s d a y Au g u s t 3, 
20 21 

68 attendees 

⮚On lin e  Su rve y /  Prin te d  Qu e s tio n n a ire  
4 6 5  s u r v e y  r e s p o n s e s  r e c e i v e d  

 GPAC m e e tin g s
 Co u n c il/ Co m m is s io n  m e e tin g s



Major Public Comment Themes
Preserve Town 

character & 
protect 

Truckee’s quality 
of life

Only more 
affordable locals 

housing is 
needed. 

Too much 
growth, slow 

down the growth, 
limit the growth 

Overuse of the 
Town/over-

tourism/STR
growth

Wildfire 
risk/wildfire 
evacuation

Infrastructure 
cannot support 

high growth 
(roads, trails, etc.)Decisions need to be 

focused on 
preservation of open 

space & natural 
resources

Where is the “less 
than 2025 General 

Plan” option?

Too many people 
here, too much 
congestion/lack 

of parking

MAP land use 
alternative is 

preferred

Staff is not listening & 
did not modify the 

alternatives in response 
to public input



Staff’s Observations

• Tru c ke e fa c e d c h a n g in g d e m o g ra p h ic s d u rin g COVID wh ic h
c h a n g e d p e o p le ’s p e rc e p tio n o f th e c o m m u n ity. Tru c ke e h a s
g ro wn a t a ra te o f 0 .2.

• Th e Sta te h a s d e c id e d th e re is n o t a “n o g ro wth o p tio n .” We
c a n ’t p ro h ib it 2n d h o m e / va c a tio n h o m e o wn e rs h ip .

• We c a n ’t “ta ke ” p ro p e rty. We h a ve to e ith e r c o m p e n s a te th e
o wn e r o r c re a te a TDR p ro g ra m .

• Pre s e rva tio n o f c o m m u n ity c h a ra c te r & q u a lity o f life a re
p rim a ry is s u e s , b u t th e Sta te is ta kin g a wa y m a n y o f o u r to o ls
& lo c a l c o n tro l is lim ite d .

• It’s e xtre m e ly d iffic u lt to g o b e yo n d a 15 % a ffo rd a b ility
re q u ire m e n t, b u t we kn o w it’s n o t e n o u g h .



Staff’s Observations

• It’s u n c le a r wh a t “p re s e rve o u r s m a ll m o u n ta in to wn
c h a ra c te r” m e a n s to d a y a n d th ro u g h 20 4 0 .

• We c a n c h a n g e p o lic ie s to a d d re s s c o m m u n ity c o n c e rn s n o t
re la te d to la n d u s e a lte rn a tive s .

• We s u p p o rt th e id e a o f in c re a s e d d e n s ity a s a n in c e n tive , we
th in k th is n e e d s to b e flu s h e d o u t in th e c o n te xt o f c u rre n t
h o u s in g d e n s itie s a n d d e n s ity b o n u s la w.

• Th e re h a s b e e n s u b s ta n tia l fe e d b a c k s ta ff h a s u s e d in d ra ftin g
n e w p o lic ie s to a d d re s s c o m m u n ity c o n c e rn s a b o u t to p ic s
s u c h a s tra ffic / tra n s it , h o u s in g , o ve ru s e o f c o m m u n ity
re s o u rc e s ,

• We a re n o w s e rio u s ly lo o kin g a t STRs a n d th e ir re la tio n s h ip with
h o u s in g s u p p ly/ a ffo rd a b ility & to u ris m



Focus Areas 
Th e  la n d  u s e  a lte rn a tive s  a re  c e n te re d  a ro u n d  five  
fo c u s  a re a s . Th e  to wn  id e n tifie d  th e s e  fo r p o te n tia l 
la n d  u s e  c h a n g e s  b a s e d  o n  th e  e xis tin g  Ge n e ra l 
Pla n , d e ve lo p m e n t p a tte rn s , & in p u t fro m  th e  
c o m m u n ity & GPAC.

1 2 3 4 5Donner Lake Donner Pass 
Road

N State Route 
89

West River Glenshire & 
Eastern Town 
Limits



Background



Background

• Sta ff tra c ks  b u ild o u t a n n u a lly

• Up o n  c o m p le tio n  o f a ll 
re s id e n tia l u n its  u n d e r 
c o n s tru c tio n , a p p ro ve d  +  
u n d e r c o n s id e ra tio n  th e re  
wo u ld  b e  14,496 housing 
u n its  (72.8% o f b u ild o u t)

Total Projected Buildout is 19,901 units



Background



Land Use Alternatives Briefing Book
Available at 
www.Truckee2040.com



Development Capacity

⮚Exis tin g  c a p a c ity re p re s e n ts  
wh a t is  a lre a d y b u ilt  ( 20 18 )
⮚Ne w c a p a c ity re p re s e n ts  
wh a t c o u ld  b e  b u ilt  u n d e r th e  
la n d  u s e  o p tio n  

• Ba s e d  o n  va c a n t & n o n -
va c a n t la n d  s ite s  

• In c lu d e s  d e ve lo p m e n t 
p ro p o s a ls

• To ta l d e ve lo p m e n t th a t 
c o u ld  o c c u r in  th e  fu tu re  
– n o t re a lis tic  b y 20 4 0  



Focus Area #5: Glenshire
Hybrid : + n e w Mixe d Us e Lo w d e s ig n a tio n fo r th e
c o m m e rc ia l a re a , m a in ta in s 20 25 Ge n e ra l Pla n fo r
fo rm e r Ca n yo n Sp rin g s s ite . If so ld , re - d e s ig n a te to
o p e n s p a c e .
FAR = 0.8
Density Range 6- 18du/ac

-183



Focus Area #5: Glenshire

Town Council Direction to Staff – Focus Area #5-- Glenshire:

• Option #2- Mixed-use Low: 6-18 du/ac, 0.8 maximum FAR at the
commercial node near the Glenshire Dr./Dorchester Dr.
intersection, provides opportunity to reduce travel on Glenshire
Dr.

• Option #1 - Maintain 2025 General Plan land use designations at
the former Canyon Springs site with the option to change it to a
100% open space designation after it has sold to the Truckee
Donner Land Trust. An open space designation would require
consideration of SB 330 for replacing the lost housing units.

• 5-0 vote in support



Focus Area #1: Donner Lake
OPTION 2 Hybrid : in tro d u c e s a
n e w Mixe d Us e Lo w d e s ig n a tio n
a ro u n d Do n n e r La ke Rd ./ DPR

+200

+35,000 sf

FAR = 0.8
Density Range 6- 18du/ac



Focus Area #1: Donner Lake

Town Council Direction to Staff -- Focus Area #1-- Donner Lake:

• Option #2- Mixed Use Low: 6-18 du/ac, 0.8 maximum FAR (on both the east and
west end of the lake as shown in Option #2)

• Support Development Code heights (3 votes)
• Focus on an alternative that preserves the environmental quality of the lake

(water quality/traffic concerns)
• Lower commercial to residential ratio in mixed-use, allow existing commercial to

continue
• 5-0 vote in support



Focus Area #3: North SR - 8 9
Option 3: Me d iu m Hig h De n s ity Re s id e n tia l b u t ke e p
c u rre n t in d u s tria l la n d u s e d e s ig n a tio n s with th e a d d e d
fle xib ility o f th e BIZ d e s ig n a tio n

FAR = 0.35
Density Range 12du/ac

+159,000 sf

+920

+159,000 sf



Focus Area #3: North SR - 8 9

+159,000 sf

Town Council Direction to Staff -- Focus Area #3 -- North SR-89:

• Option #2: Business Innovation and Workforce Housing: 6-12 du/ac on Lot
D in Gray’s, workforce housing up to 12 du/ac and 0.35 maximum FAR in
Business Innovation

• We are not changing the capacity much for commercial / industrial
• Housing at 12-24 du/ac is okay at Alder Creek Middle School
• 5-0 vote in support



Focus Area #2: Donner Pass Road

Option 3: Mixe d Us e Me d iu m , e xp lo re o th e r la n d u s e s /
d e ve lo p m e n t c a p a c ity a t Up p e r Mc Ive r, a d d h o u s in g
u n d e r p u b lic fo r Sie rra Co lle g e , a d d n e w Ho s p ita l Ca m p u s
la n d u s e d e s ig n a tio n .

+418

+285,000 sf

FAR = 1.25
Density Range 12- 24 du/ac



Focus Area #2: Donner Pass Road

Town Council Direction to Staff -- Focus Area #2 -- Donner Pass
Road:

• Option #3 – Mixed-Use Medium, 12-24 du/ac and 1.25 maximum
FAR (support staff’s recommendation), with 12-32 du/ac on the
north side of Donner Pass Road east of Frates (4-1 vote in support)

• Support 2025 General Plan for hospital area, including Upper McIver
site (5-0 vote in support)



Focus Area #4: West River

Option 4: Ma in ta in In d u s tria l o n th e n o rth s id e &
Rive rfro n t Mixe d Us e o n th e s o u th s id e o f We s t Rive r
Stre e t. In c lu d e s c o m p re h e n s ive p la n n in g e ffo rt.

New option : m o d ifie d BIZ d e s ig n a tio n with
b ro a d e n e d a llo we d u s e s to a llo w fo r s o m e in d u s tria l
u s e s to c o n tin u e

FAR = 0.8
Density Range 6- 18du/ac

TBD

308

TBD



Focus Area #4: West River

Town Council Direction to Staff – Focus Area #4: West River:
• Modified Business Innovation (including industrial) for the whole focus area with

the opportunity on the south side of the street for mixed-use (yes to incentives and
flexibility), want to retain industrial on the far north side by the railroad tracks,
doesn’t need to be like Pioneer Commerce Center

• North side of West River Street: Industrial
• South side of West River Street: mixed-use, 6-18 du/ac, 1.0 maximum FAR
• 5-0 vote in support



Focus Areas 



Townwide Alte rn a tive s  

Alte rn a tive  A: 20 25  Ge n e ra l Pla n
Alte rn a tive  A c o n tin u e s  th e  e xis tin g  20 25  Ge n e ra l Pla n . La n d  
u s e  d e s ig n a tio n s  h a ve  b e e n  u p d a te d  to  c o rre s p o n d  with  
th e  n e w p ro p o s e d  la n d  u s e  d e s ig n a tio n s  b u t n o  c h a n g e s  to  
d e ve lo p m e n t c a p a c ity wo u ld  o c c u r. 

Alte rn a tive  B: Fo u r Se a s o n  Ec o n o m y
Alte rn a tive  B m a xim ize s  th e  a m o u n t o f c o m m e rc ia l a n d  
in d u s tria l d e ve lo p m e n t in  To wn  in  c o m p a ris o n  to  o th e r 
a lte rn a tive s , with  a  fo c u s  o n  s u p p o rtin g  a  m o re  
d ive rs ifie d  e c o n o m y with  lo c a l s e rvin g  b u s in e s s e s .



Townwide Alte rn a tive s  
Alte rn a tive  C: Ac h ie va b le Ho u s in g

Key Changes

Mixed Use - Medium
to  s u p p o rt  a d d itio n a l 
re s id e n tia l o p p o rtu n itie s  
n e a r e m p lo ym e n t u s e s  

Public and Business 
Innovation to  s u p p o rt  
wo rkfo rc e  h o u s in g  a t  
th e  We s t Rive r Fo c u s  
Are a  a n d  Pio n e e r 
Co m m e rc e  Ce n te r in  
th e  No rth  SR- 8 9  Fo c u s  
Are a

Medium High 
Density Residential
d e s ig n a tio n p ro vid e s  
h o u s in g  va rie ty a t  th e  
No rth  SR- 8 9  Fo c u s  Are a

Planned Community
p re s e rve s  h o u s in g  b u t 
re q u ire s  c lu s te rin g  to  
e n s u re  p ro vis io n  o f 
o p e n  s p a c e  a t  th e  
e a s te rn  to wn  lim its



Alternative D: In fill De ve lo p m e n t
Alte rn a tive  D fo c u s e s  o n  s u p p o rtin g  h ig h e r d e n s ity h o u s in g  a n d  m ixe d - u s e  in fill 
d e ve lo p m e n t a lo n g  e xis tin g  c o rrid o rs  a n d  c e n te rs  a n d  a d d itio n a l o p e n  s p a c e  a n d  re s o u rc e  
c o n s e rva tio n  la n d s  a lo n g  th e  rive r a n d  o n  th e  p e rip h e ry.

Alte rn a tive  E: Lo w Gro wth
Key Changes
Mixed Use - Low
s u p p o rts  c o m m e rc ia l 
in fill a n d  s o m e  
h o u s in g  a lo n g  Do n n e r 
Pa s s  Ro a d  in  th e  
Ga te wa y Are a

Riverfront Mixed 
Use in  th e  We s t Rive r 
Fo c u s  Are a

Policy Option Re q u ire  a  s tu d y 
to  id e n tify wa ys  to  p re s e rve  
o p e n  s p a c e  a t  th e  s ite  
p re vio u s ly kn o wn  a s  Ca n yo n  
Sp rin g s  a n d  a t  th e  Up p e r Mc Ive r 
Hill Site .

Alte rn a tive  F: Rive r Re vita liza tio n
Key Changes

Mixed Use - Medium to  s u p p o rt  
a d d itio n a l re s id e n tia l a n d  
c o m m e rc ia l u s e s  a lo n g  th e  c o rrid o r 
in  th e  Do n n e r Pa s s  Ro a d  a n d  We s t 
Rive r Fo c u s  Are a s

Business Innovation to  
s u p p o rt  a  va rie ty o f b u s in e s s e s  
a n d  wo rkfo rc e  h o u s in g  in  th e  
We s t Rive r Fo c u s  Are a    



Focus Areas 



Focus Areas 



Focus Area #4: West River



Staff Recommendation

Th a t th e Co u n c il p ro vid e a n o p p o rtu n ity fo r p u b lic
c o m m e n t, c o n s id e r GPAC & Pla n n in g Co m m is s io n
re c o m m e n d a tio n s , s e le c t a 20 4 0 Ge n e ra l Pla n p re fe rre d
la n d u s e m a p & d ire c t s ta ff to m o ve fo rwa rd with
Ge n e ra l Pla n Up d a te Go a ls & Po lic y De ve lo p m e n t
(Ph a s e V) & En viro n m e n ta l Im p a c t Re p o rt (EIR)
p re p a ra tio n (Ph a s e VII) .



FAR EXAMPLES

SOARING RANCH
Bu ild in g s ize : 5 6 ,772 s f
Pa rc e l s ize : 5 .5 2 a c re s (24 0 ,9 4 8 s f)
FAR: .24



FAR EXAMPLES

GROCERYOUTLET
Bu ild in g s ize : 18 ,0 21SF
Pa rc e l s ize : 1.5 6 a c re s (6 7,9 5 4 s f)
FAR: .27
FAR INFILLINCENTIVEAREA



FAR EXAMPLES

CEDARHOUSESPORTHOTEL
Bu ild in g s ize : a p p ro x. 17,5 0 0 s f
Pa rc e l s ize : 1.34 a c re s (5 8 ,370 s f)
FAR: approx . .30



FAR EXAMPLES

ARTISTLOFTS
Bu ild in g s ize : 77,0 9 2 s f
Pa rc e l s ize : 1.0 6 a c re s (4 3,174 s f)
FAR: 1.67



HOSPITALCANCER CENTER
Building size: 34,235 sf
Parcel size: 1.25 acres (54 ,450 sf)
FAR: .63
FAR INFILLINCENTIVEAREA



DICKSON REALTY
Building size: 7,655 sf
Parcel size: .67 acres (29,185 sf)
FAR: .26
FAR INFILLINCENTIVEAREA



QUALITY AUTOMOTIVE
Building size: 8,312sf
Parcel size: .84 acres (36,590 sf)
FAR: .23
FAR INFILLINCENTIVEAREA



SPRINGHILLSUITES
Building size: 64 ,410 sf
Parcel size: 2.46 acres( 107,158 sf)
FAR: .64



COBURN CROSSING
Building size: 115,586 sf
Parcel size: 6.3 acres( 274,428 sf)
FAR: .42



THEROCK
Building size: 62,197sf
Parcel size: 4.1acres (177,289 sf)
FAR: .35



TRI- COUNTIESBANK PLAZA
Building size: 38,160 sf
Parcel size: 4.04 acres (175,982 sf)
FAR: .22
FAR INFILLINCENTIVEAREA



CROSSROADSSHOPPINGCENTER
Building size: 179,582 sf
Parcel size: 9.33 acres (406 ,415 sf)
FAR: .22
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