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TAHOE REGIONAL PLANNING AGENCY                                                                                                
GOVERNING BOARD 

 
Via GoToWebinar               February 24, 2021 
 
 

Meeting Minutes 
 

   
I. CALL TO ORDER AND DETERMINATION OF QUORUM  

 Chair Mr. Bruce called the meeting to order at 11:11 a.m. 
 

Members present: Ms. Aldean, Mr. Beyer, Mr. Bruce, Mrs. Cegavske, Ms. Faustinos,                               
Mr. Friedrich, Ms. Gustafson, Mr. Hicks, Ms. Hill, Mr. Lawrence, Ms. Novasel, Mr. Rice,                          
Mr. Yeates 

 
 Members absent: Ms. Williamson 
 
II.           PLEDGE OF ALLEGIANCE  

III. APPROVAL OF AGENDA  

 Mr. Bruce deemed the agenda approved as posted. 
 
IV.   APPROVAL OF MINUTES  
 

Mrs. Cegavske moved approval of the January 27, 2021 minutes as presented. 
Motion carried. 
 

V. TRPA CONSENT CALENDAR       
 

1. January Financials                                                                                                    
2. 2020 Audited Financial Statements              

 
Ms. Aldean said the Operations and Governance Committee recommended approval of items 
one and two. The 2020 Audit had a couple of internal control findings, nothing significant, and at 
the next meeting of the committee they will discuss how to implement some corrective actions 
to address these findings.  
 
Board Comments & Questions 
 
None. 
 
Public Comments & Questions 
 
None.  
  
Ms. Aldean moved approval of the TRPA Consent Calendar. 
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Ayes: Ms. Aldean, Mr. Beyer, Mr. Bruce, Mrs. Cegavske, Ms. Faustinos, Mr. Friedrich,                                
Ms. Gustafson, Ms. Hill, Mr. Lawrence, Ms. Novasel, Mr. Rice, Mr. Yeates 

 
 Absent: Ms. Williamson 

 
               Motion carried. 
  
               Mrs. Cegavske moved to adjourn as the TRPA and convene as the TMPO. 
               Motion carried.  
 
VI.  TAHOE METROPOLITAN PLANNING ORGANIZATION CONSENT CALENDAR   
 
       1.    2021 Federal Transportation Improvement Program                                          

2. Amendment #1 of the FY 2021 Lake Tahoe Transportation Overall Work Program 
 

Ms. Aldean said the Operations and Governance Committee recommended approval of items 
one and two. During the review of item number one, 2021 FTIP, the item that received the most 
attention was the multi-use center planning and design money that’s being set aside for a 
mobility hub. They received a few comments from the public and was a general consensus of 
the group that we should tweak the language to address some of the concerns that have been 
expressed by members of the Incline Village community. Rather than being specific to Incline 
Village, the amendment language was modified slightly to say that the area focus is basically the 
Community Plan and Tahoe Area Plan within Washoe County. This was to give some comfort to 
those who were concerned about the old elementary school location as the only location being 
analyzed. These planning dollars will also include an analysis of alternate locations for the 
mobility hub. One clarification was that the funding for the mobility hub isn’t for construction 
rather it’s being used for site analysis and other items that unrelated to construction.  
 
Regarding item number two, Amendment 1 to the 2021 Transportation Overall Work Program, 
there was a minor deduction in funding for the Overall Work Program.  
 
Board Comments & Questions 
 
None. 
 
Public Comments & Questions 
 
Carole Black, Incline Village resident appreciated the language modification made at the 
Operations and Governance Committee this morning for the item related to the mobility hub. 
The concerns about the mobility hub have to do with locating a significantly sized, traffic 
increasing single hub either in Incline Village or adjacent in any way will massively change the 
parking and traffic situation. The language change made this morning will be helpful in that 
regard. It’s not clear to many that a single hub makes sense and hopes that will be part of the 
data gathered and reviewing the overarching proposal. She understands that the central 
corridor Sand Harbor to Spooner parking and safety improvements is a relatively cooked project 
but that they consider more parking along the State Route 28 corridor and at the intersection of 
Highway 50 and State Route 28. This would help keep more vehicles out of the congested Incline 
Village area and along the road. She asked that staff review historic events and consider 
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developing a federal disclosure as appropriate related to possible misrepresentation in prior 
Federal Transportation Improvement Program or other reports to the Federal Government. 
They’ve provided substantial documentation of areas where they thought there might be some 
concerns and hope that you will consider looking at that and thinking through whether any 
disclosure is indicated. 
 
Mrs. Cegavske moved approval of the TMPO Consent Calendar. 
 
Ayes: Ms. Aldean, Mr. Beyer, Mr. Bruce, Mrs. Cegavske, Ms. Faustinos, Ms. Gustafson, Ms. Hill, 
Mr. Lawrence, Ms. Novasel, Mr. Rice, Mr. Yeates 

 
 Absent: Ms. Williamson 
 

Abstained: Mr. Friedrich 
                                                       

               Motion carried. 
 

 Mr. Rice moved to adjourn as the TMPO and reconvene as the TRPA. 
               Motion carried. 
              
VII. PUBLIC HEARINGS      
  
       A. Placer County Tahoe Basin Area Plan Amendments: To encourage more workforce housing development,  
              expand opportunities for additional multi-residential land uses where already allowed and in community  

service districts, align allowable multi-person densities with multi-family densities, remove limitation on 
affordable housing to “seniors” from four subdistricts, and update accessory dwelling unit requirements 

 
TRPA team member Ms. Fink and Mr. Dobbs, Placer County provided the presentation. 
 
Ms. Fink thanked Placer County for being proactive for bringing these amendments forward. 
Placer County is using the area plan process as envisioned to identify that right mix of strategies to 
meet their local needs and achieve and maintain the environmental thresholds and walkable 
communities to support the goals of the Regional Plan.  
 
These amendments focus on encouraging and allowing a wider variety of workforce housing 
types, which Placer County has identified as being needed in the Tahoe Basin. The amendments 
also focus on getting those workforce housing types closer to town centers and transit. This 
amendment is part of a much larger collaborative housing effort. There’s been a series of area 
plan amendments and affordable housing projects come forward to the Governing Board and 
Committees. The region is coming together at all levels of government and across sectors 
including the private sector to make a dent in getting the pieces in place to put affordable and 
achievable on the ground. These efforts meet multiple goals such as local jurisdiction goals for 
workforce housing that are in their general plans. In the case of the California jurisdictions, they’re 
helping those jurisdictions meet the California Regional Housing Needs Assessment Requirements. 
They are also helping to meet regional plan workforce housing goals that are part of the 
Sustainable Communities Strategy. These efforts inform and are integral part of the Tahoe Living 
Strategic Initiative and is where TRPA is working with its partners to look at what can be done at a 
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regional level to support these jurisdictional efforts to shift more of the housing stock into the 
workforce housing stock.  
 
There are two aspects of the amendments to point out. First, the Tahoe Basin Area Plan draws on 
the Local Government Housing Program tool that are built into the Regional Plan. Where a local 
government has an affordable or moderate income housing program that meets specific 
requirements in the Code of Ordinance, that jurisdiction gains access to additional incentives. One 
way Placer County has done this already is that for the past three years is their area plan has been 
certified as a local government housing program and has allowed them to have accessory dwelling 
units on parcels less than one acre.   
 
Second, the amendments propose increased densities in the multi person land use category. 
Examples would be a dormitory or senior living units; these are a one room unit that has a shared 
kitchen and other facilities with other units. These increases in density, do not alter the growth 
management system or allow for more growth than was analyzed in the Regional Plan. They are 
consistent with the growth management system. 
 
Mr. Dobbs said today’s presentation will be on proposed housing related amendments to the 
Placer County Tahoe Basin Area Plan and implementing regulations as adopted in 2017. Today, 
they’re asking for a Governing Board action to approve the proposed amendments.  
 
There’s been a lot of changes over past few years to the California housing laws along with TRPA  
amending their Code of Ordinances including the 2018 Development Rights Strategic Initiative. 
This process of updating their area plan over the past few years has been transparent with many 
opportunities for input along the way.  
 
The proposed area plan amendments build on needs identified by the Mountain Housing Council, 
Tahoe Truckee Community Foundation, TRPA, the California Tahoe Conservancy, members of the 
public, and further development of Placer County’s housing element policies. The goal is to align 
the area plan with state law and TRPA policy, to provide a greater mix of housing types and  create 
an inventory of affordable and available and workforce housing units. State housing laws 
regarding accessory dwelling units that went into effect in January 2020, meant that Placer 
County’s Area Plan was not consistent with state law.  
 
These amendments as it relates to the assessor dwelling units represent Placer County or the local 
jurisdictions approach to address that inconsistency. Last summer the Governing Board tasked the 
Advisory Planning Commission, with organizing the Tahoe Living Working Group to develop 
regional strategy and solutions.  
 
The Tahoe Basin Area Plan covers the entire land area within the Basin. There are approximately 
1,000 remaining vacant residential parcels with 500 that are currently buildable, meaning that 
they have an IPES score greater than 726. Through TRPA’s performance review system, Placer 
County anticipates receiving an additional 500 allocations through 2032. These allocations in have 
historically been used for low density, single family homes, and with increased real estate values 
this has resulted in an existing home inventory that is becoming out of reach for those earning 
local wages. This has created a number of social, environmental, and economic impacts.  
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These are very technical but at their core, they are aimed at facilitating a shift so that more  
allocations are used for workforce housing in their existing walkable communities instead of being 
scattered throughout the remaining vacant inventory of the county. The amendments primarily  
target three housing related areas: multi-residential development, accessory dwelling units, and 
better utilization of the Transfer of Development Rights systems.  
 
The amendments are grouped into four components. The first component is multi-residential 
development. By multi-residential, they refer to three different land use types: multi-family, 
employee housing, and multi-person dormitory style. The goal of the amendments is to ‘fill the 
gaps’. There are a number of zoned districts in the area plan where one or two of these multi-
resident uses are allowed. They’ve made the case that multi-family and multi-person, employee 
housing have similar levels of environmental impacts and compatibility considerations. Generally, 
they’re adding multi-person and employee housing land use types where multi-family is currently 
permissible. They would be regulated under the same entitlement process so if a multi-family 
project requires a minor use permit so too would a multi-person land use type project. Also, there 
would be the same type of density or density equivalents.  
 
The one exception is the Kings Beach Industrial Zone District. Currently, there are no multi-family 
uses allowed. The change would permit multi-family as a primary use and would be subject to a 
discretionary minor use permit entitlements and be limited to affordable through achievable 
income housing only. This is a result of discussions with the California Tahoe Conservancy about 
properties they own in the Kings Beach Industrial Zone District that are potentially well suited for 
these types of multi-residential developments.   
 
For multi-person density increase most land uses measure density in units per acre. Multi-person 
land use, measures density in people per acre. TRPA’s equivalency ratio is 2.5 people for each of 
those allocations. This would result in multi-person densities of 25, 37 or 62 people per acre, 
across various zone districts that transition from outlying, rural areas into town centers. 
 
Placer County is proposing to add special designations and policies to zone districts where multi-
residential uses are allowed to transfer in the necessary development rights so the multi-
residential projects can assemble the commodities needed to facilitate the project.  
 
Placer County currently has four zone districts within the area plan that limit affordable housing to 
‘senior citizens only.’ Two are in the Lake Forest Glen area, one in Dollar Hill, and one in Tahoma. 
They are also proposing to remove that limitation language and increase availability of affordable 
housing for all demographics. 
 
Placer County is the only jurisdiction in the Basin with a TRPA recognized Local Government 
Housing Programs, which allows the County to permit accessory dwelling units on parcels of less 
than one acre. These amendments would also certify Placer County has having a Local 
Government Moderate Income Housing Program. This is a recognition of the programs that are 
underway at the County such as the workforce housing preservation program which is based off of 
Vail’s InDeed program. The County would pay homeowners to deed restrict their properties so 
only locals can rent or purchase them. TRPA is recognizing Placer County’s housing programs as 
equal or more effective to the regional programs that are in place to accelerate workforce 
housing. It would give Placer County access to the different pools of development rights held by 
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TRPA and provides maximum flexibility to assemble those rights needed to deliver these types of 
housing projects. 
 
The following is for the second, third, and fourth components. They are in a unique situation with 
accessory dwelling units where California housing law and TRPA regulations have diverged. The  
California ADU laws, that went into effect in 2020, removed the County’s ability to consider things 
like land coverage, or to deed restrict for affordability. If the ADU meets objective development 
standards like setbacks and height, then they must be approved ministerially. These changes 
would establish a two-step permitting process where Placer County would apply California state 
law and TRPA would apply the Regional Plan regulations as it relates to ADUs. They hope that the 
Tahoe Living Initiative Working Group recommendations will result in a single county permit for 
ADUs in the future but at this time, this two-step process it the proposed solution. 
 
In addition, the County proposes an amendment to establish a maximum of one additional parking 
space for accessory dwelling units. There would be a number of scenarios where no additional 
parking is required (e.g. within close proximity to public transport). It doesn’t preclude a project 
proponent from proposing or designating additional parking even if that wasn’t required. 
 
The third component deals with development right, banking, transfers, and conversions. This 
would align the area plan with TRPA’s 2018 Development Rights Strategic Initiative. When there is 
a conflict between the Regional Plan and the Area Plan, the more restrictive provision would 
apply. This would enable Placer County to take better advantage of the banking, transfers, and 
conversions of development rights in place. 
 
The  final component is clean-up and minor amendments, to correct cross references and ensure 
consistent terminology. There are some minor amendments that would allow threshold related 
facilities throughout the area plan such as air quality monitoring stations, etc. They wanted to 
ensure that they were permissible in all of the zone districts subject to minor use permit and 
discretionary entitlement.  
 
Placer County has received unanimous recommendations of approval from the Placer County 
Planning Commission and Board of Supervisors, TRPA’s Regional Plan Implementation Committee 
and Advisory Planning Commission without any controversary. This area plan is intended to be 
dynamic as they are implementing the area plan and identify areas for improvement. They’ll be 
coming back to assume more delegation authority, provide flexible development standards and a 
more streamlined process for these types of desired developments. The goal is to enhance the 
quality of life and environment in Placer County and accelerate attainment of the regional 
environmental thresholds.  

 
Presentation can be found at: 
Agenda-Item-No.-VII.A-Placer-County-TBAP-Amendments.pdf 

 
 Board Comments & Questions 
 

Mr. Yeates said the Regional Plan Implementation Committee unanimously recommended approval. He 
appreciated Placer County’s leadership on this issue of getting into compliance with California’s housing 
policies.  

 

https://www.trpa.gov/wp-content/uploads/documents/Agenda-Item-No.-VII.A-Placer-County-TBAP-Amendments.pdf
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Ms. Aldean appreciated that they included a summary of the discussion that was held at the January 27, 
2020 Regional Plan Implementation Committee meeting regarding an effort to retain as many accessory 
dwelling units as possible for workforce housing. She asked if it were correct that under the Placer County 
system that applies to the eastern part of Placer County (Lake Tahoe) that the only time it would be a 
requirement of at least one occupant of the deed restricted home, work at least 30 hours per week for an 
employer that is within the Tahoe Truckee Unified School District geographical boundary is when they 
apply for incentives. 

 
 Mr. Dobbs, Placer County said yes, that is correct. 
 

Ms. Purvines, Placer County said yes, that is correct. They are looking at a number of different incentive 
programs, one most recently, was the Workforce Housing Preservation Program where they are trying to 
recapture some of these units along with other units for local workforce. Under the current state accessory 
dwelling unit laws, it would require them to have these additional incentive type programs in order to be 
able to restrict those units. 

 
Ms. Aldean said in the absence of financial incentive, in theory, these units could be used by lower income 
retirees who are not actively engaged in working in the Tahoe Basin.  

 
 Ms. Purvines, Placer County said that is correct.  
 

Ms. Aldean asked if these incentives are fairly attractive. Are they likely accomplish the objective of 
ensuring that these units or a large number of these units are restricted to the workforce? 

 
Ms. Purvines, Placer County said they would hope that they are attractive, that’s the intent with these 
programs. Each unit and property owner are going to look at these a little differently and what is in their 
best interest. They are starting with this but are looking for other opportunities and other programs that 
will further this goal. With each program, they’ll learn more about what is truly incentivizing these units 
and other units to be used for workforce housing. 

 
Ms. Aldean asked if there would be an outreach effort to people who have or are applying for the 
construction of these accessory dwelling units. It would be good to make them aware of the incentives and 
perhaps invite their feedback to what sort of monetary incentive is required to make this an attractive 
option.  

 
Ms. Purvines, Placer County said yes, the Board of Supervisor has recently adopted the Workforce Housing 
Preservation Program and they are now putting the marketing materials together. It will be a 
comprehensive ongoing outreach along with other programs to encourage people to take advantage of 
these programs.  

 
Ms. Gustafson thanked Placer County and TRPA staff for a great job on this. She said in the removal of the 
senior housing designation doesn’t eliminate seniors being eligible for the programs. It’s just that it was a 
restriction that was place a number of years ago when the plan first came out and we weren’t in this 
workforce housing situation.  

 
Mr. Dobbs, Placer County said it wouldn’t preclude any demographic from being included in that affordable 
housing. They want to enable affordable housing for all. 
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  Public Comments & Questions 
 

Steve Teshara on behalf of his consulting firm Sustainable Community Advocates. He’s seen every one of 
these presentations at the Regional Plan Implementation Committee, the Advisory Planning Commission, 
and now today, at the Governing Board. He appreciated the work that Placer County is doing as a leader in 
these housing efforts and urged the Governing Board’s adoption of these Tahoe Basin Area Plan 
Amendments as presented.  

 
 Board Comments & Questions 
 

Mr. Friedrich said excellent presentation. These are proactive, common sense, forward thinking 
amendments that can serve as a template for other jurisdictions in addressing the housing 
crunch.   
 
Ms. Gustafson made a motion to approve the required findings, including a finding of no 
significant effect, for adoption of draft amendments to the Placer County Tahoe Basin Area Plan 
as provided in Attachment D.  
 
Ayes: Ms. Aldean, Mr. Beyer, Mr. Bruce, Mrs. Cegavske, Ms. Faustinos, Mr. Friedrich,                                
Ms. Gustafson, Ms. Hill, Mr. Lawrence, Ms. Novasel, Mr. Rice, Mr. Yeates  
 
Absent: Ms. Williamson  
Motion carried.  
 
Ms. Gustafson made a motion to adopt Ordinance 2021-__, amending Ordinance 2017-01, as 
previously amended, to amend the Placer County Tahoe Basin Area Plan to include the changes 
referenced in Attachments B and C.  
 
Ayes: Ms. Aldean, Mr. Beyer, Mr. Bruce, Mrs. Cegavske, Ms. Faustinos, Mr. Friedrich,                                
Ms. Gustafson, Ms. Hill, Mr. Lawrence, Ms. Novasel, Mr. Rice, Mr. Yeates 

 
 Absent: Ms. Williamson  
 Motion carried. 
 
VIII. REPORTS   

        A.  Executive Director Status Report                          
 

Ms. Marchetta thanked TRPA’s Finance staff and Mr. Keillor for another clean financial audit this 
year. It was a considerable achievement and there’s been a consistent track record for clean 
audits for a number of years. She appreciated their excellent management of our financial 
control systems for the Agency especially this year with Covid environment, they overcame a 
number of difficult challenges in terms of being responsive to that audit.  

 
Mr. Bruce thanked the Finance staff and Ms. Marchetta for her leadership. Our finances are 
complicated and sophisticated and is remarkable that year after year we have a good audit.  

 
Ms. Marchetta said large and small transportation issues have become top priority over the last 
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several years. Starting next month staff will begin advancing several important work program 
milestones related to transportation. We’ll be starting through the decision process of the 
Regional Transportation Plan, the VMT Threshold Update and all the related implementing 
mechanisms of the project tool and impact fee.  
 
Today, we had a discussion at the Environmental Improvement, Transportation, and Public 
Outreach Committee about the Transportation funding initiative. We’re expecting this 
committee to meet every month to begin developing the proposals for how they accelerate 
funding to achieve the Regional Transportation Plan and get the highest priority projects and 
transit programs implemented in the region. There are a lot of other areas in play right now. 
Every four years, staff brings a status report on the thresholds. It’s a progress report on 
achieving and maintaining our regional threshold standards and will be going to the board for 
review in March.  
 
In response to Mr. Hicks request last month for staff to bring an update on activity in forest 
health and fuels work in the Basin. Staff will bring a presentation to the board in the upcoming 
months from representatives from the US Forest Service, the Tahoe Fire and Fuels Team, and 
TRPA staff. They’ll also be bringing an update on the Aquatic Invasive Species program and the 
Tahoe Keys. In regard to land use planning, Washoe County is finishing up its first area plan and 
will advance that forward for approval this spring. Those changes are primarily to align with the 
standards with the land use designations of the Regional Plan.  
 
She thanked staff for remaining very focused and being diligent through the difficulties of Covid.   

 
B.  General Counsel Status Report                                                            
 
      Mr. Marshall said there’s no further report other than what was discussed at the Legal  
      Committee closed session today. The pending litigation load is the same from last month  
      and nothing has happened in the interim.                              

 
IX. GOVERNING BOARD MEMBER REPORTS    

Mr. Friedrich said the City of South Lake Tahoe received nearly $7 million grant from the State 
Resources Board for Tahoe Valley Stormwater and Greenbelt Improvement Project. There is a 
vaccination clinic on February 26 at the Lake Tahoe Community College and residents of Douglas 
County and El Dorado can contact Barton Health about it. 

 
X. COMMITTEE REPORTS  
 

A. Local Government & Housing Committee                                        
 
 None. 

 
B. Legal Committee                                                                                   

 
 None. 
 

C. Operations & Governance Committee                                             
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 None.    
 

D.  Environmental Improvement, Transportation, & Public Outreach Committee 
 
 Mr. Lawrence said the committee will most likely be meeting on a monthly basis and 

have been tasked with finding revenue resources to address the transportation 
problems. They’ll evaluate some of the policy issues that need to be addressed if 
there’s going to be recommendation on revenue sources. Today, they had a discussion 
about laying out the foundational policy questions of the who, what, why, and where. 
A separate technical implementation committee will be working on some of these 
issues and then this committee in parallel with the Tahoe Transportation District Board 
will be working on the policy issues as they move forward. 

 
  E.  Forest Health and Wildfire Committee     

 
Mr. Hicks said staff is working on updates to bring forward this Spring on the Lake    
Tahoe West and Tahoe Fire and Fuels Team work.                                          

   
F.  Regional Plan Implementation Committee 
 
     Mr. Yeates said the vehicle miles traveled threshold and mitigation project tool will be   
     coming to the committee next month.                               

 
XI. PUBLIC INTEREST COMMENTS   

               None.  
 
XII. ADJOURNMENT                                                                                                                                              

Mr. Yeates moved to adjourn. 

  Chair Mr. Bruce adjourned the meeting at  12:14 p.m. 
       

                                                Respectfully Submitted, 

 
Marja Ambler 

Clerk to the Board 
 

 


