
 

 
AGENDA ITEM VI 

STAFF REPORT 

Date: March 26, 2021     

To: Tahoe Living: Housing and Community Revitalization Working Group  

From: TRPA Staff 

Subject: Updates on Working Group Priorities  
 

 

Summary and Staff Recommendation: 
Staff will update the Working Group and ask for input on priority actions and components of priority 
actions discussed at prior meetings. The four updates include:  
 

A. Bonus Unit Incentive Program – shifting “Achievable” requirement to include 
“Affordable/Moderate” and “Workforce” component  

B. Density 
C. ADU Incentives 
D. Priorities and Timeline 

 
A. Bonus Unit Incentive Program – shifting “Achievable” requirement to include an 
“Affordable/Moderate” and “Workforce” component  
 
Evolution in employment status for Tahoe Basin residents brought on by the pandemic, skyrocketing 
home prices and recent introduction of a new workforce deed-restriction definition in Placer County 
indicate that changes to the “Achievable” income category in TRPA’s Bonus Unit Incentive Program are 
needed. At the February 10 Working Group meeting, staff presented the concept of shifting the 
“achievable” definition to include a “workforce” component. TRPA has incorporated feedback received 
from the Working Group on February 10 and from subsequent conversations into a new definition and 
proposes to move this language forward for TRPA Governing Board Committee and Governing Board 
recommendations and approvals concurrently with the “Basic” package if no further major issues arise. 
The new definition would accommodate households with incomes up to 120 percent of Area Median 
Income (AMI), or, above that income level, households where at least one occupant is employed by a 
local employer, i.e., “workforce” housing.  
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Background on existing “Achievable” definition  
As part of the Development Rights Strategic Initiative package adopted by the TRPA Governing Board in 
October 2018, the Governing Board adopted the term “achievable.” “Achievable” refers to those 
residents earning more than 120% of the area median income (AMI) yet still earning too little to afford a 
median priced home. The residential bonus unit program was also expanded to include this new income 
category.  
 
Addition of the “achievable” income category was precipitated by a Mountain Housing Council policy 
brief published in February of 2018 that found that over 35 percent of regional housing need in the 
North Tahoe-Truckee area was for those making more than 120 percent of AMI. However, there are no 
federal or state funding programs or incentives for this category. As the report states, “The majority of 
federal and state subsidy programs only provide financial support for housing programs that serve 
households earning no more than 80% AMI. For the Moderate income (> 80% ≤ 120% AMI) level, the 
only incentive for housing programs is through the State Density Bonus Law which still only applies to 
condo projects. There are, however, no state or federal programs for the Above Moderate income level 
households.” The brief recommended that local jurisdictions adopt an expanded definition of affordable 
to include moderate and above moderate-income households, called “achievable.” 
 
TRPA set achievable income levels at the amount needed to afford the median priced home. Thus, the 
achievable percentage is not a fixed percentage but varies by county and varies from year to year. The 
achievable percentage is calculated through a formula (see Attachment A). A table describing the 
achievable income levels by county must be re-calculated, published and posted every year. As home 
prices continue to rise, the achievable income level will rise as well, and could become quite high.  
 
Other reports, such as the Tahoe Prosperity Center’s South Shore Housing Action Plan, recommended 
coordination among local jurisdictions and TRPA on deed-restrictions. With that in mind, TRPA asked 
Placer County to present their new Workforce Housing Preservation Program and the associated deed-
restriction to the Working Group at the February Working Group meeting. The Workforce Housing 
Preservation Program, modeled on the successful Vail Indeed program, preserves existing and new 
housing for the local workforce by paying new homebuyers in exchange for deed restricting the unit for 
local workforce occupancy. The program creates a secondary market of designated workforce housing. 
 
In Eastern Placer County and Tahoe the eligibility requirements for this program include: 

• Total household income cap of 245% (single family) or 220% (multifamily) area median income, 
per TRPA Achievable Income limits 

• Deed restriction runs for 55 years and auto-renews with each sale/transaction 

• Residence in East Placer 

• At least one occupant must work at least 30+ hours/week within the Tahoe Truckee Unified 
School District boundary 

• Participants must work 30+hours/week for at least seven years before retiring 
 
Because TRPA’s current “achievable” definition allows for occupancy of deed-restricted units by people 
employed remotely who may be making salaries much higher than those generally found in the Basin; 
and because the definition allows people who wish to retire in the Basin to purchase deed-restricted 
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homes, using up the deed-restricted housing stock while not supporting the housing needs of local 
employers, staff proposes to shift the “achievable” category to contain both an “affordable/moderate” 
component and a “workforce” requirement for those with incomes over 120 percent of AMI.  
 
Under a new definition that incorporates elements that support low- to moderate-income residents and 
the local workforce, property owners would obtain a bonus unit in exchange for a deed-restriction 
limiting the use of the home to households making up to 120 percent of AMI, or to households where at 
least one occupant works for a local employer.  Since several projects are already in the permitting 
phase for bonus units under the existing “achievable” definition, this existing definition may be 
maintained for projects permitted before a certain date, but that definition would not be used for new 
projects going forward. Because the new, proposed definition would combine an income cap of under 
120 percent of AMI with the requirement of employment by a local entity, bonus units will still allow 
deed-restricted units to be used to provide housing for vulnerable populations, individuals on social 
security, seniors with low to moderate incomes, those with part-time employment in the local 
workforce, and students.  
 
The proposed components of the new definition include:  

• Household income of up to 120 percent of AMI; or 

• At least one occupant must work at least 30 hours per week for an employer with an 
employment site within the greater Tahoe-Truckee area (see map in Attachment B). If self-
employed, the address of the individual’s business must be located within this boundary as well.  

• If employment status changes, the household can remain in the home for up to one year, after 
which time the household is required to re-locate if local employment has not been re-
established.  

• An owner-occupant of a property who has provided all required annual compliance reports and 
who has had an increase in income or change in employment status so that they no longer meet 
the eligibility requirements may apply to TRPA and receive an exemption to the income 
requirement until the unit is sold. To receive the exemption, the owner must either continue to 
be the occupant and provide annual compliance reports to remain eligible for the exemption 
and not be subject to the annual fine; or rent the unit only to a qualified renter if no longer the 
occupant. When the unit is sold it may only be sold to a qualified buyer. 

• The home may not be used for short-term rentals.  
 
This program would utilize the same compliance and monitoring method used for the existing, 
“achievable” deed restriction that was developed during the Development Rights Strategic Initiative but 
would ask questions that pertain to the new requirements. Thus, no new compliance burden would be 
added. The same types of requirements as are currently in place would apply, including that a real 
estate disclosure form be filed with TRPA at any transfer of ownership, and an annual compliance form 
be submitted by the owner. Draft real estate disclosure and compliance forms are shown in Attachment 
C. The existing real estate disclosure and compliance forms for the Bonus Unit Incentive Program can be 
found on TRPA’s Housing webpage, at http://www.trpa.org/permitting/housing, along with deed-
restriction templates. The real estate disclosure form is available on TRPA’s Citizen Access Portal as an 
application form.  
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Timeline:  
If the Working Group confirms the proposal above with no or minor changes, staff recommends 
including draft code language in the “Basic” ADU/Consensus Code package. The draft code could go 
directly to the Local Government and Housing Committee for review without a further review by the 
Working Group.  
 
For more information on this update, please contact Karen Fink, kfink@trpa.org, 775-589-5258. 
 
B. Density 
 
The Working Group identified adjustments to TRPA’s density standards as a near-term priority action. At 
the Tahoe Living Working Group meeting in February, TRPA staff presented an overview of the issues 
Working Group members have previously voiced regarding TRPA’s density standards. The key challenges 
from TRPA’s existing density standards include, but are not limited to: 
 

• Existing densities are too low to provide the building types that typically house Tahoe’s local 
workforce. 

• Intensity standards vary by use (i.e. TRPA allows up to 40 units/acre for Tourist Accommodation 
Units (TAUs), 25 units/acre for residential and limits Commercial Floor Area (CFA) by the 
allowable coverage). Even though tourist units can be converted to residential units at a 1:1.5 
ratio, the lower allowable densities for residential preclude projects from taking advantage of 
these ratios on site. Projects are incentivized to redevelop tourist units into new tourist units, 
rather than converting them to residential. Additionally, including residential as a component in 
a mixed use development is disincentivized because of the lower allowable densities.  

• Density does not factor in size of the unit; a one-bedroom is the same as a 6-bedroom unit. 
 
In addition to density, Working Group members have voiced that height, coverage, parking and setback 
requirements often limit how much can be built on a parcel, which often deems density irrelevant.  
 
In order to begin the conversation of how and where growth can be better concentrated, TRPA staff 
asked Working Group members to provide input on the following questions: 
 

1. Where should higher density housing be encouraged? 
2. How do we redirect housing density in these areas?  
3. How could this integrate with local jurisdiction requirements and standards? 
4. What information and resources do we need for this process? 

 
Most of the Working Group members supported TRPA either increasing or moving away from density 
standards while allowing local jurisdictions to implement their own density (or other) restrictions if it is 
within the other standards set by TRPA. Additionally, Working Group members were supportive of 
higher intensity for residential development within ½ mile from transit, ½ mile from Town Centers and 
areas already zoned for multi-family housing (see Agenda Item V). Last, Working Group members were 
supportive of exploring other options that could replace the existing density system as long as these 
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options were flexible enough to work with the local jurisdiction area plans and provide general 
regulatory guidance.   
 
Discussion on Shifting from Density-Based Zoning: 
Following the February 10 Tahoe Living Working Group meeting, staff researched alternative options to 
density. In particular, floor area ratio (FAR) is an approach that has been used in other jurisdictions to 
regulate a building’s floor area in relation to the size of the parcel. Upon further research, staff identified 
that TRPA’s existing height and coverage regulations function similarly to FAR in that they specify a 
maximum building envelope. However, where FAR differs from TRPA’s height and coverage regulations 
is that FAR allows builders to trade off height for building footprint, or vice versa, introducing flexibility 
into the system. Thus, without allowing for flexibility in height and coverage regulations, staff concluded 
that combined with existing site constraints (coverage, height, setbacks and parking) adding FAR may 
simply act as another regulatory barrier without helping to produce the type of housing that is needed 
in the Basin. Staff will continue to look into whether a different measure for allowable density is likely to 
result in more housing given TRPA’s existing height and coverage standards and may bring research 
related to that topic back to the Working Group at its summer meeting. 
 
Instead of introducing a new metric at this time, TRPA’s research indicated that density should be 
looked at as part of a package that includes flexibility for other site constraints as well. This is the 
direction that was recommended through the Missing Middle workshop by Opticos Design, has been 
highlighted by Working Group members, was pointed out during a recent TRPA staff meeting with a 
consultant team from Freese and Nichols, and has been implemented by the State of California.  
 
Staff has begun initial research to better understand Tahoe’s site constraints and how these have been 
addressed in other areas. In the Tahoe region, the issues with the existing site constraints are not 
uniform across the basin and vary widely from parcel to parcel. These issues are particularly acute 
outside of Town Centers in areas that are zoned as multi-family, or as mixed-use, “village centers.” For 
example, in the existing TRPA Code, height is capped in these areas at approximately 2.5 stories. Also, in 
these areas smaller lots can have higher coverage (up to 45 percent depending on various attributes of 
the site). However, because existing densities are so low in these areas many parcels can only 
accommodate one unit. In these areas, the low allowable densities result in large single-family homes on 
parcels that, based on allowable coverage and height, could easily accommodate a duplex or triplex. On 
the other hand, on larger parcels in these areas, the percentage of allowed coverage on high capability 
land decreases (see Table 30.4.2-1 in the TRPA Code of Ordinances). As such, even if a larger parcel is 
zoned multi-family, the allowable coverage and height restrict the type of buildings that result.    
 
To further reinforce this, staff looked at the key constraints of two potential projects and two recently 
built projects in the basin. Of the potential projects, one is located within a Town Center on less than 
one acre and the other is on three separate 5,000 square foot parcels in a special area zoned for multi-
family. Neither were able to build to the allowable density because of other limiting factors, notably 
coverage and parking restrictions. The two projects that were able to maximize densities and were 
recently built were both on large parcels (greater than one acre). While these properties likely could 
have benefited further from additional density, coverage, and height allowances, the specific constraint 
varied parcel by parcel.  
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Currently, both within and outside of the basin, there are or have been incentives in place that allow 
above the standard allowances in certain circumstances. For example, TRPA allows up to 70% coverage 
in Town Centers. Previously, TRPA allowed up to 50 percent coverage for multi-family development in 
Community Plans, however Community Plans are being phased out. Many Community Plans addressed 
residential areas outside of Town Centers. Outside the Basin, other jurisdictions that have water quality 
constraints allow additional site coverage in exchange for innovative stormwater technology when 
included in missing middle housing projects. These practices are required to show that there is no 
detriment to water quality and provide developers with the flexibility to make projects financially 
feasible. A similar program could be implemented in the Basin.  
 
Moving forward on the “Density” housing action, staff recommends building on incentives that currently 
exist, as well as further discussion and research on a broader incentive package that considers 
alternatives to existing site constraints in exchange for affordable, moderate and achievable housing 
types. Staff expects to present specific suggestions for additional site constraint flexibility for Working 
Group feedback this summer. 
 
For more information on this update, please contact Alyssa Bettinger, at (775) 589-5301 or 
abettinger@trpa.org. 
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C. ADU Incentives 
 
At the February 10 Tahoe Living Working Group meeting, staff presented a “Basic” Accessory Dwelling 
Unit (ADU) package and noted that non-consensus items identified through the January Working Group 
survey could be worked on later through an “incentive” package. These incentives could be related to 
incentivizing ADUs or they could be related to incentivizing local/workforce housing units as a whole.    
 
Ideas for incentives that have emerged for some or all of these types of homes include allowing 
additional coverage, expanded location eligibility for Bonus Units (beyond that recommended in the 
“Basic” package in Item V), waiver of development right requirements, and expanding the pool of 
development rights by various means. During the discussion on February 10 several Working Group 
members expressed concern regarding further incentivizing Bonus Units under the current structure, 
given the rapidly shrinking pool. As noted in the staff report for Agenda Item V, with recently completed 
transactions and reservations, the remaining Bonus Unit pool stands at 404 units (in December of 2018 
there were 1,124 Bonus Units remaining). It seems that the current incentives are sufficient to drive use 
of Bonus Units.   
 
The incentives noted above seem to fall into two areas – incentives related to coverage, and incentives 
related to development rights. TRPA proposes to address incentives related to coverage for ADUs and 
other workforce housing types through the “Density/Site Constraints Package” described above. This 
package will be the focus of the summer Working Group meeting. Incentives related to development 
rights, such as expanding the use and/or availability of bonus units, will likely need to be addressed in a 
later phase. Development rights was not identified in the set of priority housing action 
recommendations that TRPA brought forward to the Governing Board, and this topic should be further 
vetted before being added to the list.   
 
For more information on this update, please contact Karen Fink, kfink@trpa.org, 775-589-5258. 
 
D. Housing Action Priorities Timing 
 
As the Working Group has begun implementing the priority housing actions, one of the “long-term” 
actions (tourist conversions) has been accelerated, while the Working Group is already beginning 
discussions on some other medium and long-term items (mixed use and coverage). Therefore, staff 
recommends refining the priorities. The following graphic re-organizes the eight identified housing 
action priorities and updates the associated time periods. Note that this will likely be further modified as 
the Working Group continues to move through the priority topics.    
 

7

mailto:kfink@trpa.org


 
AGENDA ITEM VI 

 
 

Staff will keep the Local Government and Housing Committee, Governing Board, and other committees 
apprised of this refinement to the approved priorities as the “Basic” package moves through for 
approvals.   

 
Timeline:  
The following are the time periods associated with the refined priorities:  
 
Near-term: April to June 2021 
Medium-term: April to December 2021 
Longer-term: June 2021-July 2022  
 
For more information on this update, please contact Karen Fink, kfink@trpa.org, 775-589-5258. 
 
 
Attachments/Links: 
Attachment A: Achievable Definition from TRPA Code of Ordinances Chapter 90 
Attachment B: Map of proposed boundary for employment location eligibility 
Attachment C: Draft Deed Restriction Compliance form (current compliance form is here: 
https://www.trpa.gov/wp-content/uploads/documents/2019-Income-Limits_Rent_Sale-
Guidance_FINAL_062920.pdf)  
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Attachment A - Achievable Definition from TRPA Code of Ordinances Chapter 90 
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CHAPTER 90: DEFINITIONS 
90.2 Other Terms Defined 

 

 
TRPA Code of Ordinances 

Adopted by Governing Board December 12, 2012 | Amended September 30, 2020 | Page 90-2 

90.1.10. Mandatory and Discretionary Terms 

The words “shall,” “will,” and “must” are always mandatory.  The words “may” and 
“should” are advisory and discretionary terms. 

90.1.11. Conjunctions 

Unless the context clearly suggests the contrary, conjunctions shall be interpreted as 
follows: 

A. “And” indicates that all connected items, conditions, provisions, or events apply. 

B. “Or” indicates that one or more of the connected items, conditions, provisions, 
or events may apply. 

90.1.12. Tenses and Plurals 

Words used in one tense (past, present, or future) include all other tenses, unless the 
context clearly indicates the contrary.  The singular includes the plural, and the plural 
includes the singular. 

90.1.13. Term Not Defined 

In the event there is a term used in this Code that is not defined in this chapter, the 
Executive Director shall have the authority to provide a definition based upon the 
definitions used in accepted sources. 

90.2. OTHER TERMS DEFINED 

For definitions of uses see Section 21.4 (List of Primary Uses), and Section 81.5. 

Abandoned Road 
A road not accessible to traffic due to permanent physical barriers; or, a road that is posted or 
designated for closure. 

Accessory Dwelling Unit (ADU)  
See “Secondary Residence”.         

Accessory Use 
A use, building, or other facility customarily a part of any primary use that is clearly incidental and 
secondary to the primary use, that does not change the character or the intensity of the primary use, 
and that does not operate independent of the primary use.  Additional criteria for determining 
commercial accessory uses for noncommercial primary uses are found in subparagraph 50.6.1.A.2.  
See subsection 21.3.1 for examples of accessory uses and Section 81.4 for accessory uses in the 
shorezone.   

Achievable Housing 
Single or multi-family residential development to be used exclusively as a residential dwelling by 
permanent residents with an income not is excess of the respective county’s achievable area median 
income (AMI) percentage, using the following methodology: 

1. Determine the county’s median income where the housing development will be 
located using income limits for a family of three published annually by the US 
Department of Housing and Urban Development and, if applicable, the California 
Department of Housing and Community Development. 

2. Determine the county’s median single or multi-family housing price, as applicable, 
where the housing development will be located using median housing prices 
published annually by the TRPA.  

10

kfink
Typewritten Text
AGENDA ITEM VI -ATTACHMENT A

kfink
Typewritten Text

kfink
Typewritten Text

kfink
Typewritten Text



CHAPTER 90: DEFINITIONS 
90.2 Other Terms Defined 

 

 
TRPA Code of Ordinances 

Adopted by Governing Board December 12, 2012 | Amended September 30, 2020 | Page 90-3 

3. Divide the median single or multi-family housing price, as applicable, (determine in 
Step 2) by 3.79 (buying power) to determine the annual income needed to afford an 
achievable housing unit.  

4. Divide the annual income needed (calculated in Step 3) by the median income 
(determined in Step 1) to determine the achievable AMI percentage. 

 

Example: 

• Median Single Family or Multi-family Home Price (Step 1) / 3.79 = Annual Income 
Needed 

 

Annual Income Needed (Step 3) / HUD County AMI (Step 2) = Achievable AMI Percentage 

 

• El Dorado Median Multi-family home price of $330,000 / 3.79 = $87,071 Annual 
Income Needed 

 

87,071 Annual Income Needed / $65,500 HUD El Dorado AMI = 127% maximum AMI per 
household to be eligible for an achievable residential bonus unit 

 

This calculation may be periodically adjusted to reflect changes in the affordability gap between 
median income and median home price within the Lake Tahoe Basin. Maximum AMI per county per 
household to be eligible for an achievable bonus unit will be available upon request from TRPA. 
Achievable housing units shall meet the criteria and restrictions in accordance to Chapter 52: Bonus 
Unit Incentive Program. 

 

Active Transportation 
Transportation that does not rely entirely on a car to travel between origin and destination. This can 
include walking, biking, skateboarding, roller-skating, cross county skiing, using public transit, or 
driving to an intercept lot, parking, and then using another form of travel. 

 

Activity 
Any conduct, active or passive, that may have an impact on the land, air, water, space, or other 
natural resource of the region. 

Adaptive Management 
The process of implementing policy (and management) decisions as scientifically driven 
management experiments and/or monitoring programs that test predictions and assumptions in 
management plans, and using the resulting information to improve the plans. 

Adopted Plan 
An adopted community plan, specific plan, or master plan. 

“Additional” Commercial Floor Area 
See subparagraph 50.6.1.B. 

Additional Development 
Development that did not exist, or was not approved, on the effective date of the Regional Plan.  
Relocation or reconstruction of development is not additional development. 

Additional Factors  
See subsection 16.3.1.  
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Attachment B - Map of Proposed Boundary for Employment Location Eligibility 
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Attachment C - Draft Deed Restriction Compliance form 
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Attachment B – Draft Real Estate Disclosure and Compliance Forms for Affordable, Moderate, and Achievable Deed-
Restrictions 

 

 

TAHOE REGIONAL PLANNING AGENCY 

AFFORDABLE, MODERATE, OR ACHIEVABLE WORKFORCE DISCLOSURE OF DEED RESTRICTION 

Per Chapter 52, Bonus Unit Incentive Program of the Tahoe Regional Planning Agency Code of Ordinances, property 
owners in the Tahoe Region have the option to deed-restrict their parcel to different affordability levels in exchange for 
a bonus unit. On these parcels, through a deed restriction running with the land, occupants’ household income is 
restricted to affordable- or, moderate-income levels, and/or employment location achievable housing limits set forth in 
Chapter 90, Definitions (see page 2 of this form), depending on the applicable categoryincome level for which the bonus 
unit was awarded, and the unit may not be used as a second home or a vacation rental. Deed-restrictions issued per 
Chapter 52 also include the requirement to disclose the restrictions associated with the unit at the time of sale of the 
unit, and the requirement to submit an annual compliance report to TRPA. Annual compliance report submittal forms 
may be found on TRPA’s website.  
 

This disclosure form regarding the affordability or employment location restriction must be submitted to TRPA within 
30 days of sale. 

  
• This form can be digitally signed and submitted electronically by clicking below   

or   

• Print, sign and submit via: EMAIL to info@trpa.org, FAX to 775-588-4527, MAIL to PO Box 5310, Stateline NV 

89449 or IN PERSON at the TRPA front counter located at 128 Market Street, Stateline 

 
Property owners may be subject to a fine of up to 1/10 of the current cost of a bonus unit annually for failure 

to submit the compliance report, deed-restriction disclosure form, or otherwise comply with the 

requirements of Chapter 52. 

 
 

Property Information:  

Check one:   

□ Single-Family Residence:  

If Single-Family Residence, are there one or more secondary residences/accessory dwelling units on this 

property? □ Yes □ No.  

If Yes, total number of units on the parcel, including main house: _____ 
 

□ Multi-Family Residence.  

If Multi-Family Residence, please list the number of units being sold: _____. For sales of Multi-Family 

Residences, one disclosure form may be submitted for multiple units on one parcel.  
 

Physical Address: __________________________________________________________ 

City: _______________________  State: _____ County: _____________________  Zip: ______________ 

Assessor’s Parcel Number (APN): ______________________________________________ 

Estimated Date of Sale: ________________________ 
 

Deed-restriction affordability level:  

□ Affordable, number of units: ___  □ Moderate, number of units: ___  □ Moderate/WorkforceAchievable, number of 

units: ____ 
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Attachment B – Draft Real Estate Disclosure and Compliance Forms for Affordable, Moderate, and Achievable Deed-
Restrictions 

□ As the new deed-holder of this property, I understand that, through a deed-restriction running with the parcel, that 

this property is restricted for use only by an occupant that meets the affordability level specified above, or the 

employment location requirements as defined in Chapter 90 of the TRPA Code of Ordinances, and that the property may 

not be used as a second home or vacation rental, that they property may be subject to other specific requirements 

outlined in the deed restriction, and that I am required to submit an annual compliance report to TRPA.  
 

 

DECLARATION: I hereby declare under penalty of perjury that all information submitted as part of this disclosure 

is true and accurate to the best of my knowledge and the signature is that of the new deed holder. I understand 

that should any information submitted be inaccurate, erroneous, or incomplete, TRPA may take appropriate 

action. 
 

New Deed Holder(s): 

Printed Name(s)_________________________________________  Date: ___________________ 

Signature(s): _________________________________   __________________________________ 

 

 

Definitions, from Chapter 90 of the TRPA Code of Ordinances:  

 

Affordable Housing: Residential housing, deed-restricted to be used exclusively for lower-income households (income 

not in excess of 80 percent of the respective county's median income) and for very low-income households (not to 

exceed 50 percent of the respective county's median income). Such housing units shall be made available to individuals 

whose median income does not exceed the recommended state and federal standards. Each county's median income 

shall be determined according to the income limits published annually by the US Department of Housing and Urban 

Development and, if applicable, the California Department of Housing and Community Development. 

 

Moderate Income Housing: Residential housing, deed-restricted to be used exclusively as a residential dwelling by 

permanent residents with an income not in excess of 120 percent of the respective county’s median income. Such 

housing units shall be made available for rental or sale at a cost that does not exceed the recommended state and 

federal standards. Each county's median income will be determined according to the income limits published annually 

by the US Department of Housing and Urban Development and, if applicable, the California Department of Housing and 

Community Development.   

 

Achievable Moderate/Workforce Housing: Single or multi-family residential development to be used exclusively as 
a residential dwelling by permanent residents that meet these qualifications:  
 

• Household income of up to 120 percent of AMI; or 

• At least one occupant must work at least 30 hours per week for an employer with an employment site within 
the greater Tahoe-Truckee area (see map in Attachment B). If self-employed, the address of the individual’s 
business must be located within this boundary as well.  

• If employment status changes, the household can remain in the home for up to one year, after which time the 
household is required to re-locate if local employment has not been re-established.  

• An owner-occupant of a property who has provided all required annual compliance reports and who has had an 
increase in income or change in employment status so that they no longer meet the eligibility requirements may 
apply to TRPA and receive an exemption to the income requirement until the unit is sold. To receive the 
exemption, the owner must either continue to be the occupant and provide annual compliance reports to 
remain eligible for the exemption and not be subject to the annual fine; or rent the unit only to a qualified 
renter if no longer the occupant. When the unit is sold it may only be sold to a qualified buyer. 

• The home may not be used for short-term rentals.  
15
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Attachment B – Draft Real Estate Disclosure and Compliance Forms for Affordable, Moderate, and Achievable Deed-
Restrictions 

 
with an income not in excess of the respective county’s achievable area median income (AMI) percentage, using the 
following methodology:  

 
1. Determine the county’s median income where the housing development will be located using income limits 
for a family of three published annually by the US Department of Housing and Urban Development and, if 
applicable, the California Department of Housing and Community Development.  
 
2. Determine the county’s median single or multi-family housing price, as applicable, where the housing 
development will be located using median housing prices published annually by the TRPA.  
 
3. Divide the median single or multi-family housing price, as applicable, (determine in Step 2) by 3.79 (buying 
power) to determine the annual income needed to afford an achievable housing unit.  
 
4. Divide the annual income needed (calculated in Step 3) by the median income (determined in Step 1) to 
determine the achievable AMI percentage.  
 
Example:  
• Median Single Family or Multi-family Home Price (Step 1) / 3.79 = Annual Income Needed  
 
Annual Income Needed (Step 3) / HUD County AMI (Step 2) = Achievable AMI Percentage  
• El Dorado Median Multi-family home price of $330,000 / 3.79 = $87,071 Annual Income Needed  
 
87,071 Annual Income Needed / $65,500 HUD El Dorado AMI = 127% maximum AMI per household to be 
eligible for an achievable residential bonus unit.  
 
This calculation may be periodically adjusted to reflect changes in the affordability gap between median 
income and median home price within the Lake Tahoe Basin. Maximum AMI per county per household to be 
eligible for an achievable bonus unit will be available upon request from TRPA. Achievable housing units shall 
meet the criteria and restrictions in accordance to Chapter 52: Bonus Unit Incentive Program. 
 
Median housing prices published annually by TRPA and suggested achievable sales and rents guidance may be 
found on TRPA’s webpage.  
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TAHOE REGIONAL PLANNING AGENCY 

AFFORDABLE, MODERATE, OR ACHIEVABLE WORKFORCE DEED-RESTRICTION  

COMPLIANCE FORM 

 

Per Chapter 52, Bonus Unit Incentive Program of the Tahoe Regional Planning Agency Code of Ordinances, property 

owners in the Tahoe Region have the option to deed-restrict their parcel to different affordability levels in exchange for 

a bonus unit. On these parcels, through a deed restriction running with the land, occupants’ household income is 

restricted to affordable- or, moderate-income levels, or employment location (achievable) achievable housing limits set 

forth in Chapter 90, Definitions (see page 2 of this form), depending on the applicable categoryincome level for which 

the bonus unit was awarded, and the unit may not be used as a second home or a vacation rental. Deed-restrictions 

issued per Chapter 52 also include the requirement to disclose the restrictions associated with the unit at the time of 

sale of the unit, and the requirement to submit an annual compliance report to TRPA.  

This form must be submitted by April 15 each year following the year in which the home was purchased. 

• This form can be digitally signed and submitted electronically by clicking below   

or   

• Print, sign and submit via: EMAIL to info@trpa.org, FAX to 775-588-4527, MAIL to PO Box 5310, Stateline NV 

89449 or IN PERSON at the TRPA front counter located at 128 Market Street, Stateline 

 
Property owners may be subject to a fine of up to 1/10 of the current cost of a bonus unit annually for failure to 

submit the compliance report, deed-restriction disclosure form, or otherwise comply with the requirements of 

Chapter 52. 

 

Property Information:  

Check one:   

□ Single-Family Residence/Main House  □ Single-Family Residence/Accessory Dwelling Unit □ S(secondary Rresidence). 

For Single-Family residences, if both the main house and the accessory dwelling unit(s) are deed-restricted, one 

compliance form may be submitted for all units.  

  

□ Multi-Family Residence. For Multi-Family Residences, one compliance form may be submitted for multiple units on 

one parcel.  
 

Physical Address: __________________________________________________________ 

City: _______________________  State: _____ County: _____________________  Zip: ______________ 

Assessor’s Parcel Number (APN): ______________________________________________ 

 

1. Deed-restriction affordability level:  

□ Affordable, number of units: ___  □ Moderate, number of units: ___  □ AchievableModerate/Workforce, number 

of units: ____ 

2. Units by number of bedrooms:  

The deed-restriction covers these units:  

17
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Number of studio units: ____  Number of 2-br units: ____ Number of 4-br units:___ 

Number of 1-br units: ____ Number of 3-br units: ____ Number of units with 5 or more bedrooms: _____ 

Total number of units: _____ 

 

3. The unit was occupied by the owner throughout the last year: □ Yes □ No 

3a. If yes, the owner meets the income, employment and/or rent limits established by the deed-restriction, and 

noted in #1, above.  

□ Yes  □ No 

4. The unit or units was/were rented: □ Yes □ No.  

4a. If yes, the renter(s) meet(s) the income, employment and/or rent limits established by the deed-restriction, 

and noted in #1, above.  

□ Yes □ No 

5. The unit HAS NOT been used as a second home or vacation rental throughout the course of the last year:  

□ Yes □ No 

If you are not able to answer yes to either of 3a. or 4a. above, please contact TRPA.  

DECLARATION: I hereby declare under penalty of perjury that all information submitted as part of this 

compliance form is true and accurate to the best of my knowledge and I understand that should any information 

submitted be inaccurate, erroneous, or incomplete, TRPA may take appropriate action. 

 

Deed Holder(s)/Property Owner(s): 

Printed Name(s)_________________________    ___________________  Date: ___________________ 

Signature(s): _________________________________   __________________________________ 
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