
STAFF REPORT 

Date: January 20, 2021  

To: TRPA Governing Board 

From: TRPA Staff 

Subject: Proposed Sugar Pine Village Affordable Multi-Family Housing Project, 1029 Tata Lane (East 
Village) & 1860 Lake Tahoe Boulevard (West Village), City of South Lake Tahoe, California, 
Assessor’s Parcel Numbers (APN) 032-291-031 & 032-291-028, TRPA File Numbers 
ERSP2020-1998 & ERSP2020-1999   

Summary and Staff Recommendation:  The proposed Sugar Pine Village project is a 248-unit affordable 
multi-family housing project to be located at 1029 Tata Lane (East Village) and 1860 Lake Tahoe 
Boulevard (West Village) in the City of South Lake Tahoe that helps implement the workforce housing 
goals of the 2012 Regional Plan and those required by the State of California. The East Village is 
proposed to have 38 affordable multi-family housing units. The West Village is proposed to have 210 
affordable multi-family housing units, a resident-serving “Community Building” and community-serving 
“Public Service Building,” which will include a childcare facility and non-profit office space.  
Approximately 295 trees (52 trees on the East Village site and 243 trees on the West Village site) over 14 
inches diameter at breast height (dbh) are proposed to be removed as part of the project. Tahoe 
Regional Planning Agency (TRPA) staff recommends that the Governing Board make the required 
findings and approve the proposed project. 

Required Motions:  In order to approve the proposed project, the Board must make the following 
motions, based on the staff summary and evidence in the required: 

1) A motion to approve the required findings, including a finding of no significant effect; and

2) A motion to approve the proposed Sugar Pine Village project, including the allocation of 248
residential bonus units and substantial tree removal on the West Village site, subject to the
conditions in the draft permits (see Attachment B).

For the motions to pass, an affirmative vote of at least five members from the State of California and at 
least nine members of the Board is required.   

Governing Board Review: TRPA Code, Section 2.2.2.B.1, requires Governing Board review and approval 
of the allocation of ten or more residential bonus units for income-restricted housing.  TRPA Code, 
Section 2.2.2.A.1.h, also requires Governing Board review and approval of projects resulting in 
substantial tree removal (defined in TRPA Code, Section, 61.1.8), which is proposed to occur to 
accommodate the project.    
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Project Background:  The Sugar Pine Village Affordable Multi-Family Housing Project implements the 
Tahoe Valley Area Plan and Regional Plan vision of mixed-use and residential development in close 
proximity to transit and pedestrian-friendly centers, supporting a vibrant, sustainable community.  It also 
directly responds to the acute affordable/achievable housing shortage identified in the Lake Tahoe 
Sustainable Communities Strategy and the Housing Tahoe Partnership’s South Shore Housing Needs 
Assessment, specifically providing housing for Tahoe’s full-time residents and workforce. 

The project itself is an example of a strong partnership of Basin entities aligning incentives and initiatives 
to effectively support affordable housing in the Lake Tahoe Region. In 2019, California Governor Gavin 
Newsom issued an Executive Order that directed the California Department of General Services (DGS) to 
identify excess state properties as potential affordable housing development sites. The two California 
Tahoe Conservancy (Conservancy) parcels where the project is proposed were identified as the ideal sites 
to fulfill the Governor’s order because of their location in an approved Area Plan and the existing focus in 
that plan on sustainable, walkable development. The project draws on a ground lease on state asset lands, 
loans and joint grant funding applications with the City of South Lake Tahoe, Regional Plan incentives such 
as bonus units as well as support from partners that include El Dorado County, the Tahoe Prosperity 
Center, and others.  

Beginning in December 2019, the Conservancy developed a request for proposals for an affordable 
housing developer and began reaching out to the surrounding neighborhood and community in order to 
ensure a future affordable housing project would meet identified needs.  The team held a public meeting 
in December 2019 and a virtual public meeting on April 23, 2020. Related California and Saint Joseph 
Community Land Trust were selected at the conclusion of this process to develop the property.  Related 
California, Saint Joseph Land Trust, and the Conservancy formed a Working Group that includes members 
from TRPA, El Dorado County, City of South Lake Tahoe, DGS, and the California Department of Housing 
and Community Development to coordinate public outreach and develop the proposed project.  

During the summer/fall of 2020, Related California and Saint Joseph Land Trust and its partners provided 
virtual focus group meetings for the environmental community, business community, community 
service non-profit organizations, and neighbors. They also provided information on the proposed project 
and solicited input from the Tahoe chambers, Tahoe Prosperity Center, Barton Memorial Hospital, and 
TRPA, City of South Lake Tahoe, and El Dorado County elected/appointed officials and staff.  In addition, 
they provided a virtual public meeting  on the project to solicit additional feedback from neighbors and 
community members on November 18, 2020.  Furthermore, they developed a website to provide the 
public information on the project: http://kmarq.com/sugarpinevillage.  Feedback provided throughout 
the process was used to inform project design changes that have been incorporated into the proposed 
Sugar Pine Village project. More details on stakeholder and public feedback and how it was incorporated 
into the project are included in each of the specific topic paragraphs below. 
 
The Sugar Pine East Village project (1029 Tata Lane) is proposed to have two buildings, one 3-story 
building and one 2-story building.  The East Village will include 38 affordable multi-family housing units 
with the following sizes: 
 

• 6 studio units 
• 6 one-bedroom units 
• 13 two-bedroom units 
• 13 three-bedroom units 
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The Sugar Pine West Village project (1860 Lake Tahoe Boulevard) is proposed to have seven 3-story 
buildings with 210 affordable multi-family housing units with the following sizes: 
 

• 42 studio units 
• 42 one-bedroom  
• 70 two-bedroom units 
• 56 three-bedroom units 

 
The West Village is also proposed to have a resident-serving “Community Building” and community-
serving “Public Service Building,” which will include a childcare facility and non-profit office space.  The 
non-profit office space may be used by membership or social service organizations that provide services 
to residents and the general public. The Site Plan and Elevations are provided as Attachment C.  
 
Tahoe Valley Area Plan: The two parcels are located within the Town Center Mixed-Use Corridor (TC-
MUC) District of the Tahoe Valley Area Plan (TVAP).  This district is intended to facilitate the 
transformation of the eastern and western portions of Lake Tahoe Boulevard into a multi-modal, mixed-
use corridor. Multiple-family dwelling units (25 units per acre), daycare centers/preschools, membership 
organizations, government offices, and social service organizations are all allowed uses in the TC-MUC 
District.  The TC-MUC District allows up to up to 70 percent land coverage within land capability districts 
4-7 and up to 42 feet in building height (capped at three stories). 
 
During the development of the project, the Working Group identified areas related to roof pitch, design 
standards, coverage, and parking that need to be amended in the TVAP in order to improve the design 
and operation of the project and future affordable housing projects. The amendments are discussed 
under Governing Board Agenda Item # VII.A.  The Governing Board must approve the amendments 
before taking action on this item.    
 
Project Files: Since the project is located on two non-contiguous parcels, two separate permits have 
been prepared for the project (see Attachment B). The digital project files (including all of the plans) 
have been posted on the LakeTahoeInfo.org Parcel Tracker under TRPA File Numbers ERSP2020-1998 
and ERSP2020-1999 and under APNs: 032-291-031 and 032-291-028. The majority of materials 
associated with both parcels are provided under TRPA File # ERSP2020-1999. 
 
City of South Lake Tahoe: Related California submitted the application under California Senate Bill 35, 
which requires the City to do a streamlined review, approve the project at a staff level and waives the 
requirement to prepare a California Environmental Quality Act (CEQA) document. TRPA coordinated 
with City staff throughout the development of the project, as well as discussed it at the City’s 
Development Review Team meeting on December 3, 2020.  The City plans to issue a permit for the 
project prior to the Governing Board meeting.  
 
Financing: On November 17, 2020, the City of South Lake Tahoe passed a Resolution authorizing the 
commitment of a loan of $566,629 of available Low and Moderate Income Housing Fund program 
income; 2) passed a Resolution authorizing the commitment of a loan of $1,250,000 for the purpose of 
purchasing land coverage; and 3) supported a City application for HOME Investment Partnership 
Program (HOME) funding to include HOME program income for the Sugar Pine Village Project. This 
demonstrates the City’s commitment to the project and will make the project more competitive when 
applying for state and federal funding. In order to meet critical state financing application deadlines, 
Related California indicated that Governing Board approval is needed by January 2021.    
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Affordable Housing Deed Restriction:  TRPA Code of Ordinances, Chapter 90, defines Affordable Housing 
as: 
 

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.  

 
The draft permits require a deed restriction be recorded permanently restricting the use of the multi-
family housing units to low-income  or very-low income households prior to the residential bonus units 
being awarded to the project.   
 
Parking: Public input on parking ranged from concerns that too much parking is provided in the project 
design, resulting in a lack of natural landscape, to concerns that not enough parking is provided, 
resulting in spillover parking effects in nearby neighborhoods. In response to these concerns,  the 
applicant had LSC Transportation Consultants, Inc. (LSC) prepare a parking analysis for the project. The 
analysis draws on parking data from two affordable housing developments in the Lake Tahoe Region, as 
well as standard parking ratios recommended for affordable housing in the Institute of Transportation 
Engineers Parking Generation Manual. One of these developments, Sierra Garden Apartments is very 
similar to the Sugar Pine Village project in that it is across the street and one block south of the Sugar 
Pine Village location and is within one-half mile of the transit hub at the “Y”. The analysis showed that 
46 parking spaces are needed for the East Village and 276 parking spaces are needed for the West 
Village, for a total of 322 parking spaces. The proposed project includes 56 parking spaces on the East 
Village and 311 parking spaces on the West Village, for a total of 367 parking spaces. Therefore, the 
proposed parking seems more than adequate to address concerns with spillover effects. The Parking 
Analysis Technical Memorandum, dated December 1, 2020, is provided as Attachment D. 
 
Traffic & Air Quality Analysis: LSC prepared a Traffic and Air Quality Analysis for the project.  The Analysis 
found that the West Village would generate 991 daily vehicle trip ends (DVTE) and the East Village would 
generate 157 DVTE, for a total of 1,148 daily vehicle trips ends. The analysis found that the additional 
trips would not contribute to an unacceptable vehicle level-of-service (LOS) at any of the nearby 
intersections. The draft permits, however, do require the developer pay an Air Quality Mitigation Fee to 
mitigate the air quality impacts of the trips.  
 
The analysis did not include a vehicle miles traveled (VMT) analysis because the project is exempt under 
TRPA’s “Guidance for Assessment of Vehicle Miles Traveled (VMT) Impacts of Projects in the Tahoe 
Basin,” dated April 14, 2020, because it will be deed restricted affordable housing, is located in a Town 
Center, and is proposing to reduce parking beyond what is required by the City of South Lake Tahoe. The 
VMT Guidance Memo is available at: www.trpa.org/wp-content/uploads/Framework-for-VMT-
Methodology.pdf.  The Traffic and Air Quality Analysis, dated November 12, 2020, is provided as 
Attachment E.  
 
In response to concerns raised by the public about additional traffic being generated from the project 
and people speeding and cutting through the neighborhood, the City of South Lake Tahoe is securing 
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funding to implement traffic calming measures along Julie Lane, Tata Lane, and Lake Tahoe Boulevard.  
The public also raised concerns about adequate emergency access and evacuation capacity. The 
developer has coordinated with the City Fire Department on design of parking lots and emergency 
access in the case of emergencies at the project itself and has designed the project to the satisfaction of 
the fire department. With regards to emergency evacuation in the case of a larger event, such as a 
wildland fire, for all major events such as these an incident response team is assembled to assess 
specific evacuation needs of the area and identify vulnerable populations that may need additional 
assistance with evacuation. Developments where residents may have limited access to their own 
vehicles are included in the incident response planning and execution.  
 
Bike/Pedestrian Amenities: A Village Center, including the Community and Public Service Building, will 
be located at the main project entrance off Lake Tahoe Boulevard. This Village Center will feature a bike-
centric entrance from the future Class 1 bike trail fronting the property, bike parking and an outdoor 
plaza connected to an indoor gathering hall.  Continuing south from the plaza, a multi-use bike and 
pedestrian trail will connect the childcare center, picnic and children’s play areas, community gardens, 
and other passive and active outdoor landscape features. The trail terminates on the south end of the 
property, preserving access through the site for the existing community. In addition, the project will also 
provide sidewalks along Tata and Julie Lanes. 
 
Public Transit: There is a transit stop located adjacent to the project on Julie Lane.   
 
Tree Removal: An Arborist Survey was prepared for the project. The Survey found 483 trees greater than 
14 inches diameter at breast height (dbh) on the two parcels, 295 of which are proposed to be removed 
for the project (52 on the East Village site and 243 on the West Village site). A total of 188 trees over 14 
inches dbh are proposed to remain (167 on the West Village site and 21 on the East Village site).  These 
numbers include 19 trees 30 inches dbh or greater in size (7 trees on the East Village site and 12 trees on 
the West Village site). Trees greater than 30 inches dbh are considered old growth under TRPA Code, 
Chapter 61.  Old growth trees may be removed if there is no reasonable alternative. The species of 
mature trees include Lodgepole Pine, White Fir, and Jeffery Pine. No Sugar Pine trees are present on the 
site.   
 
TRPA Code Section, 61.1.8: Substantial Tree Removal, states that substantial tree removal is activities on 
project areas of three acres or more and proposing the removal of more than 100 live trees 14 inches 
dbh or larger and that substantial tree removal projects shall be processed by the appropriate state and 
federal agencies in coordination with TRPA.  Substantial tree removal on public parcels may be done in 
accordance with an MOU or a plan must be prepared by a qualified forester and reviewed and approved 
by TRPA.  TRPA Code, Section 2.2.1.A.h, requires the Governing Board approve substantial tree removal.    
 
Since the project requires the removal of over 100 trees, the project area is greater than three acres, 
and the Conservancy’s MOU with TRPA does not address substantial tree removal for large development 
projects, the Conservancy’s forestry staff prepared a Substantial Tree Removal Plan. TRPA’s Forester has 
reviewed the Plan and is recommending that the Governing Board approve the substantial tree removal, 
subject to the condition that the developer comply with the recommendations in the Plan and all 
California Forest Practice rules.  The Sugar Pine Village Substantial Tree Removal Plan, dated January 
2021,  which includes the Arborist Survey, is provided as Attachment F. 
 
The City of South Lake Tahoe is currently reviewing the Defensible Space Plan for the Sugar Pine Village 
sites. It is anticipated that additional trees outside of the project area may be removed as required by 
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the Fire Chief for defensible space purposes.  Landscaping on the site will be done in accordance with 
TRPA’s Handbook of Best Management Practices. Sugar Pine trees are proposed to be planted on the 
site.  
 
Height:  The residential buildings are proposed to be a maximum of 41 feet 6 inches in height.   The 
Community and Public Buildings are proposed to be a maximum of 37 feet in height.  The maximum 
allowed height is 42 feet.  
 
Density & Land Coverage: The East Village is proposed to have an average density of 23.75 units/acre 
with an auto parking ratio of 1.47 spaces/unit and bike parking ratio of 2.2 spaces/unit. Proposed land 
coverage within the East Village project area (all land capability Class 7) is 57 percent, less than the 70 
percent permitted by the TVAP. A 25 percent coverage exemption for the pervious concreate associated 
with the Ladder Pads is proposed. The applicant will be required to transfer in 18,709 square feet of land 
coverage (at a 1:1 ratio) to the East Village. 
 
The West Village is proposed to achieve an average density of 21 units/acre and an auto parking ratio of 
1.39 spaces/unit and bike parking ratio of 2 spaces/unit. Proposed land coverage within the land 
capability Class 7 portion of the West Village project area is 66 percent, less than the 70 percent 
permitted by the TVAP. The 1,384 square feet of existing verified land coverage associated with a dirt 
path in the Stream Environment Zone (SEZ) will be removed and relocated to Class 7.  The SEZ area will 
be restored and protected.  A full coverage exemption for the multi-use public path that runs through 
the West Village is proposed, along with a 25 percent coverage exemption for the pervious concreate 
associated with the Ladder Pads.  A portion of the multi-use path (1,239 square feet) next to Lake Tahoe 
Boulevard will be located in the SEZ setback area.  The location of the proposed path is constrained 
because of the SEZ (on left) and future raingarden (on right).  TRPA Code, Section 53.93.3, prohibits 
“new coverage” in the SEZ setback, but TRPA Code, Section 30.4.4, allows for coverage to be relocated 
from sensitive to less sensitive lands. The SEZ setback area is Class 7, which is less sensitive than an SEZ.  
TRPA has determined that allowing a portion of the multi-use path in the SEZ setback is acceptable 
because of the site constraints and the amount of the multi-use trail (which is exempt from coverage) to 
be located in the SEZ setback is less than what could be relocated to the SEZ setback area from the SEZ.  
The applicant will be required to transfer in 139,078 square feet of land coverage (at a 1:1 ratio) to the 
West Village.  
 
Stormwater: In early meetings related to the project, some members of the public noted that there are 
flooding problems in this neighborhood and asked whether drainage improvements associated with the 
project could help address this.  The project is required to treat stormwater on-site and include Best 
Management Practices (BMPs) that meet, at a minimum, the 20 year, one-hour flood event.  The BMP 
plans have been reviewed by TRPA Stormwater staff and the City’s Stormwater Program Manager and, 
based on the review, no flooding impacts to adjacent property owners are anticipated as a result of the 
project.  Furthermore, the BMPs include excess capacity and the project contains an SEZ restoration 
component that may aid in flood management in the immediate vicinity. 
 
Modular Construction: Related California is planning on using modular construction for the multi-family 
housing units.  The units are proposed to be constructed and provided by Factory_OS from Vallejo, 
California.   
 
Environmental Review: The applicant completed an Initial Environmental Checklist (IEC) to assess the 
potential environmental impacts of the project. No significant long-term environmental impacts were 
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identified because the proposed project complies with the Tahoe Valley Area Plan, TRPA Code and 
Regional Plan. The IEC is provided as Attachment G. 
 
Public Noticing: TRPA provided property owners within 300 feet of the subject site notice that the 
Governing Board would be reviewing and considering approval of this project.   
 
Public Comment:  Public comment letters received as of January 15, 2021, are provided as Attachment I.   
Public comment letters received after that date will be forwarded to the Governing Board for their 
review and consideration.  
 
Regional Plan Compliance: The proposed project is consistent with the Regional Plan, Housing 
Subelement, in that the project is being designed to provide affordable housing for low-income and very 
low-income households, provides housing opportunities for workers employed in the Region, and is 
being located in a Town Center and in close proximity to employment centers, government services, 
transit services and bike and pedestrian facilities.   
 
Contact Information:  For questions regarding this agenda item, please contact Karen Fink, Housing 
Program Coordinator/Housing Ombudsman, at (775) 589-5258 or kfink@trpa.org or  Brandy McMahon, 
AICP, Local Government Coordinator, at (775) 589-5274 or bmcmahon@trpa.org. 
 
Attachments:  
A. Required Findings/Rationale 
B. Draft Permits 
C. Site Plans & Elevations  
D.    Parking Analysis 
E.  Traffic and Air Quality Analysis 
F.    Substantial Tree Removal Plan  
G. Initial Environmental Checklist 
H.  V(g) Findings  
I.     Public Comment 
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