
   

  
MEMORANDUM 

 
Date: January 19, 2016 
 
To: TRPA Hearings Officer  
 
From: TRPA Staff 
 
Subject Rowan Land Capability Challenge; 771 Burgundy Road, Washoe County, NV; 

Assessor’s Parcel No: 126-271-08; TRPA File No: LCAP2016-0392 
 
 
Proposed Action: Hearings Officer review and approval of the proposed Land Capability 
Challenge.  
 
Staff Recommendation: Staff recommends the TRPA Hearings Officer approve this land 
capability challenge which would change the land capability from Class 1a and 1b to Class 4. 
 
Background: The subject parcel is shown as Class 1a on TRPA Land Capability Overlay Maps (aka 
Bailey Land Capability maps). The Soil Conservation Service Soil Survey of Tahoe Basin Area, 
California-Nevada (Rogers, 1974) places the majority of the subject parcel within Meeks very 
stony loamy coarse sand (MsE, 15 to 30% slopes) soil type. The Meeks soil type is deep, well 
drained and very rocky soil derived from mostly granitic parent material. The soil texture is 
typically loamy coarse sand. The vicinity of this parcel has a geomorphic mapping of D-2 for 
Streamcut volcanic flow lands – Headlands lands (moderate hazard lands). 
 
A TRPA land capability verification was conducted for the subject property in 1992 as part of an 
IPES determination of allowable land coverage (DOAC). This verification identified a broad, 
northeast-southwest swale as SEZ on the basis of riparian shrubs, forbs and shallow, scattered 
channels. The remainder of the property was verified as  Class 1a (MsE) 15 to 30% slopes. A land 
capability challenge (LCAP2016-0392) was filed with TRPA on October 13, 2016. At the direction 
of the owner’s planning consultant, Gary R. Taylor, a detailed soil investigation was conducted 
for this land capability challenge on September 7, 2016 by consulting soil scientist Denny M. 
Churchill. TRPA’s contractor (Terra Science/Phil Scoles) conducted a site visit on Oct. 24, 2016, 
with the applicant’s representative, Gary R. Taylor. The field visit included examination of the 
same test pits utilized by Denny Churchill, and a walking tour of the property. 
 
Findings: The aspect of the site is generally west to southwest, and slopes range from 18 to 24 
percent. The appearance and condition of the property is similar to other residential lots in the 
upper part of Incline Village. The land in the vicinity of the residence has been partially terraced, 
graded and/or landscaped (typical for hillside residence). The center of the parcel has a broad 
swale or hollow that were previously verified as SEZ. The applicant’s consulting soil scientist 
described three backhoe pits, which were located west to northwest and downslope of the 
existing residence (located in the eastern part of the site). Two pits were positioned on upland 
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flanking the Class 1b (SEZ) area, while the remaining pit was positioned in the middle of the SEZ 
area. The backhoe pits were also situated in areas that avoided the existing sewer line, 
landscaped and previously disturbed areas.  
 
Overall, the site lacks exposed bedrock, but there are surface boulders ranging from 18 to 30 
inches across. In the test pits, it was apparent these surface boulders are “floaters” and not 
extensions of bedrock. The soil consultant’s field data and TRPA contractor’s analysis indicates 
the soils across the property are deep (greater than 65 inches), with bedrock below that depth. 
All of the pits lacked a root-restricting layer in the upper 65 to 70 inches, as evident by medium- 
to coarse-sided roots extending to 50 or more inches, and fine roots extending below 65 inches. 
 
Two soil pits were found to be well drained, with no evidence of seasonal high water table in 
upper 65 to 70 inches (no redoximorphic features, hence HSG-B). The third pit (located in the 
area previously verified as SEZ) had iron staining (redoximorphic features) beginning at 53 
inches. This makes the soil moderately well drained and seasonal water table not sufficiently 
close to the 20 to 40 inch range for a secondary SEZ indicator. The vegetation in the broad swale 
or hollow consists mostly of white fir, Jeffrey pine (young), Scouler’s willow, green leaf 
manzanita, snowbush, snowberry, currant, bitterbrush, whitethorn, prostrate ceanothus, and 
mules ears. See photographs in consultant’s report and from TRPA’s contractor in Attachment C. 
Aside from the willow, the plant community in the broad swale is not typical of an SEZ, but 
rather an upland.  
 
The field findings are substantially different than the 1992 field observations of willow, 
elderberry, sedges, and corn lily (false hellebore). These observations also noted the presence of 
sheetwash and mini-channels (presumably micro-braided channel). During the field visit, no 
eroded channels were visible in the vicinity of the mapped SEZ. In fact, ground cover by organic 
debris (pine and fir needles, plus leaves) was good and no indication that organic material had 
been pushed laterally during intense rain or snow melt events. It is speculated by TRPA 
contractor that maybe a change in highway drainage above the property may have redirected 
runoff away from this swale. That is, past runoff could have been redirected to a roadside BMP 
when the highway was widened or BMPs installed. The offsite hydrology was not investigated, 
since onsite soil and vegetation conditions did not qualify as SEZ indicators. 
 
Instead of the Meeks soil type (as mapped by the 1974 soil survey), soils across the parcel 
resemble the Inville map unit (slopes 15 to 30 percent). Inville soils are deep and formed from 
mixed glacial outwash. They lack a root-restricting layer in the upper 65 or more inches of the 
soil; whereas, Meeks soils have a silica-cemented 40 to 65 inches below the surface. 
Additionally, the Inville soils typically have less stony-bouldery rocks and more fine-textured 
soils (between rock fragments). The mineralogy of the soil is mixed, hence the soil is outside of 
the definition of the Jorge and Tahoma soil (nearby). 
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In accordance with the TRPA Land Capability Classification system, Inville soils having 15 to 30 
percent slopes qualify as Class 4 (20% land coverage). The revised mapping concluded by this 
field investigation is consistent with the 2006 soil survey that identified the parcel as Class 4 
(Meeks series which is similar to Inville series). The table below summarizes the changes in land 
capability and allowable land coverage as concluded by this land capability challenge. 
 

Land Capability District, 
Slope Range 

1992 TRPA Determ. 
Of Allowable 

Coverage Map; 
Area (sq. ft.) 

2016 Land 
Capability 
Challenge; 

Area (sq. ft.) 

Net Change 
(sq. ft.) 

Class 1a (MsE), 15-30% sl. 23,729  -23,729 
Class 1b (SEZ) 7,537  -7,537 
IPES Building Lot (11% base 
allowable coverage) 14,520 14,520 0 

Class 4 (IsE), 15-30% sl. 0 30,966 +30,966 
Total Parcel Area 45,486 45,486 0 

 
This memorandum was jointly prepared by TRPA contractor Phil Scoles (Terra Science, Inc.) and 
TRPA Associate Planner, Julie Roll. If you have questions on this Hearings Officer item, please 
contact Julie Roll at 775-589-5247 (jroll@trpa.org). 
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BAILEY LAND CAPABILITY CHALLENGE FINDINGS 
 

Site Information 
Assessor’s Parcel Numbers: (APN) 126-271-08 
TRPA File No. / Submittal Date: LCAP2016-0392 / October 13, 2016 
Owner or Applicant: Karina Rowan; Post Office Box 6974; 

Incline Village, NV 89450 
Address: 771 Burgundy Road, Incline Village, 

Washoe County, NV 
 
 

Environmental Setting 
Bailey Soil Mapping Unit1 / 
Hydrologic Soil Group (HSG) / Land 
Class / Geomorphic Hazard Unit 

MsE (Meeks very stony loamy coarse sand, 15-30% 
slopes) / HSG B / D-2 Streamcut volcanic flow lands-
headlands (moderate hazard). 

Soil Parent Material Glacial outwash (with recent colluvium) 
Slopes and Aspect 18 to 25%, sloping to west and southwest 
Elevation and Datum 7173 to 7229 (from Welsh-Hagen Associates 

topography survey, Lake Tahoe datum) 
Rock Outcrops and Surface 
Configuration 

No outcrops, but common large surface boulders 
exposed throughout parcel. 

SEZ and Hydrology Source None present. See staff summary discussion about field 
conditions found to be upland, but location mapped 
having SEZ in broad swale. 

Vegetation Jeffrey pine, white fir, incense cedar, snowbush, 
greenleaf manzanita, white thorn, snowberry, 
thimbleberry, mules ears, grasses/forbs. 

Ground Cover Condition Good (vegetation cover 70%, duff/rocks 30%) 
Site Features Residence, garage, decks, driveway, pathways, and 

landscaping. 
 
 

Field Investigation and Procedures 
Consultant and Address  Denny M. Churchill, Consulting Soil Scientist 

145 Cottonwood Court, Quincy, CA 95971 
(530) 283-1271; dennychurchill@sbcglobal.net 

Consultant Field Date September 7, 2016 
SEZ Mapping / NRCS Hydric Soil None present. 
Number of Soil Pits or Auger Holes 
and Description Depth 

3 backhoe pits dug 65 to 70 inches deep (large boulders 
in profile, but no bedrock encountered) 

Additional or Repetitive TRPA Same backhoe pits used by soil consultant inspected by 

                                                
1 TRPA currently relies upon the Soil Survey of Tahoe Basin, California-Nevada (Rogers and Soil 
Conservation Service, 1974), which the Bailey Land Capability system is predicated upon.  
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Sample Locations TRPA contractor. 
Representative Soil Profile 
Descriptions 

TRPA contractor Phil Scoles examined same test pits as 
applicant’s soil consultant. 

Areas Not Examined Residence, garage, decks, driveway, pathways, and 
landscaped areas 

 
 

TRPA Findings 
2006 Soil Survey Map Unit Meeks gravelly loamy coarse sand, HSG-B; 15 to 30% 

slopes, extremely bouldery (Class 4). 
Consultant Soil Mapping 
Determination and Rationale 

Inville stony sandy loam, 15 to 30% slopes (IsE, Class 4) 
for entire parcel. The Inville soil is deep, well drained, 
and no root-restricting layer within 60 inches of the 
surface. This soil is finer textured than the Meeks series 
and shows evidence of illuviated clays in the subsoil (Bw 
and Bt horizon). This soil also lacks a subsurface silica-
cemented hardpan (or lens layer). 

Slope Determination 18 to 28% (slopes to west and southwest) 
TRPA Conclusion(s) Inville stony coarse sandy loam (IsE), HSG B, Class 4 (15 

to 30% slopes), 
Applicable Area Entire parcel, 45,486 sf. -- See map (Attachment B, Sept. 

2016) 
 
 
Attachments: 
 

A. Vicinity map, TRPA land capability map. 
B. Existing conditions map showing topography and land capability challenge 

recommendation 
C. Applicant’s soil consultant report with soil profile descriptions (3 pits) 
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Attachment A 
 

Vicinity Map and TRPA Land Capability Map 
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VICINITY MAP – INCLINE VILLAGE, NV (no scale) 

 
 

TRPA LAND CAPABILITY MAP 

 

KARINA ROWAN 
PARCEL 
APN 126-271-08 

LAND CAPABILITY 
Class 1a (lime) 
Class 1c (green) 
Class 3 (blue) 
Class 4 (tan) 
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Attachment B 
 

Existing Conditions Map and Recommended Land  
Capability Challenge for LCAP2016-0392 
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Attachment C 
 

Applicant’s Soil Consultant Land Capability Soil Report 
And TRPA Contractor’s Photographs 
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APN 126-271-08 – 771 Burgundy Road (Karina Rowan Residence),  

Incline Village, Washoe County, Nev. – Photos 1 and 2 

 
Photo 1 – View to north toward broad swale situated north by northwest of existing residence. 
While swale includes some ornamental trees, shrubs and herbaceous plants, the upper reach 

contains white fir, scouler’s willow, incense cedar, snowberry, whitethorn, and bitterbrush. 

 
Photo 2 – View to northeast upward at broad swale situated north by northwest of existing residence.   

Vegetation with close proximity of soil test pit 9/7/16-2 includes white fir, scouler’s willow,  
green leaf Manzanita, bitterbrush, whitethorn and prostrate ceanothus.  This plant community does 

not qualify for primary or secondary SEZ plant community. 
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APN 126-271-08 – 771 Burgundy Road (Karina Rowan Residence),  

Incline Village, Washoe County, Nev. – Photos 3, 4 and 5 

 
Photo 3 – View of vegetation in vicinity of soil test pit 9/7/16-2 (located in center of mapped SEZ). 
Ground cover plants are typically most indicative of SEZ conditions, but this location contains 

green leaf manzanita, currant, snowberry, mulesears, and whitethorn (foreground). 

  
Photo 4 – View of test pit 9/7/16-2 soil 

with large stones and boulders.  Upper 
53 inches lacks evidence of water table. 

Photo 5 – Close up view of test pit 9/7/16-2 soil profile.  Iron 
staining on soil at 53 in. is evidence of upper limit of seasonal 

high water table.  Soil does not qualify as secondary SEZ. 
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