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INTRODUCTION 

The Tahoe Regional Planning Agency (TRPA) works to provide outstanding customer service 
throughout the permitting process. When environmentally beneficial redevelopment at Lake 
Tahoe occurs, our communities, businesses, and the natural environment all benefit.  

This procedure manual outlines standard TRPA practices for project reviews, inspections, and 
monitoring. Clear written procedures and requirements help TRPA maintain high quality, efficient 
permitting operations with consistent outcomes. Convenient hyperlinks are provided throughout 
this document to view additional information. 

The manual is intended to be a consolidated resource for staff, project applicants, and other 
interested individuals. Local staff at TRPA partner agencies may use the manual as a resource, 
but the specified procedures are not required for permitting actions delegated to local agencies.  

This document is organized into five main sections plus appendices:  

I.  PERMITTING OVERVIEW 
A high-level summary of permitting in the Lake Tahoe Region and TRPA’s 
background.   

II.  APPLICATION TYPES  
 Detailed overview of TRPA’s application types and project considerations.  
 
III. APPLICATION REVIEW PROCEDURES  

Procedures for TRPA permitting and planning staff during the application 
submittal, project review, inspection, and monitoring phases of a project.  

IV.  COMPLIANCE & ENFORCEMENT PROCEDURES 
Procedures for TRPA inspection staff to ensure projects are meeting permit 
requirements and complying with the Lake Tahoe Regional Plan and TRPA Code of 
Ordinances.   

IV.  ADMINISTRATIVE PROCEDURES 
Standard procedures for TRPA’s Permitting and Compliance Department’s 
management, operations, customer service, and information tracking.  

APPENDIX A:  TRPA Code of Ordinances Review Guidance  
APPENDIX B:   TRPA Code of Ordinances Listed References 
APPENDIX C:  Permitting & Compliance Reporting Strategy 
APPENDIX D:   Application Workflow Steps & Statuses
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AGENCY OVERVIEW 

We all have a role to play. It takes the stewardship of locals, visitors, the Tahoe Regional Planning 
Agency (TRPA) and 100+ partner agencies alike to preserve, restore, and enhance the unique 
natural and human environment of the Lake Tahoe Basin. 

Today, 89% of the land area in the Lake Tahoe Region is publicly owned and managed. Of the 
11% that is privately owned, roughly 95% of that has been previously developed. Therefore, 
much of the construction that occurs is infill and redevelopment. And that's a good thing! 

With redevelopment, we see improvements that benefit our environment and communities: 

• Water quality and stormwater improvements; 
• Sensitive land restoration; 
• Scenic upgrades; 
• Traffic, streetscape, and bike and pedestrian improvements; and,  
• Energy efficient buildings 

The impact of "legacy" development. Much of Tahoe's urban development was constructed in 
the 1950s, ’60s, and ‘70s. Approximately 75 percent of Tahoe’s marshes and 50 percent of its 
meadows were developed before the need to protect these areas was well understood.  

The lake's sensitive lands serve as natural sponges and filters for fine sediments and other 
pollutants. Without protection and restoration of these areas, pollution can feed directly into the 
lake. Today, stormwater runoff from urban areas and roads accounts for over 70% of fine 
sediment particles that enter the lake.  

Additionally, disbursed development patterns of the 
past have created an over-dependence on 
automobiles leading to traffic congestion and air 
pollution. The Lake Tahoe Regional Plan and 
implementing ordinances support walkable, bikeable 
communities that can thrive economically.  

A blueprint for environmental protection at Lake 
Tahoe. The Tahoe Regional Planning Agency (TRPA) 
leads the cooperative effort to preserve, restore, and 
enhance the unique natural and human environment 
of the Lake Tahoe Region, while improving local 
communities, and people’s interactions with our 

Redevelopment at Heavenly Village created a 
walkable commercial core. Environmental 
benefits included improved recreation access, 
stormwater treatment, and the scenic 
roadway character.  
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irreplaceable environment.  

TRPA was created in 1969 and expanded in 1980 in response to rapid growth and environmental 
degradation that was happening in the Lake Tahoe Region. The agency operates under an act of 
congress and Bi-State Compact between California and Nevada.  

The Bi-State Compact aims to create a balance between the natural and human-made 
environment by establishing specific environmental thresholds for Lake Tahoe. These thresholds 
are measurable requirements for environmental quality in the Lake Tahoe Region.   

Each project can make a difference. The Lake Tahoe Regional Plan provides the regulatory 
framework to achieve and maintain the environmental thresholds. Each regulation included in 
the TRPA Code of Ordinances links back to Regional Plan Policies and one or more of the 
environmental thresholds.  

All activities in the Lake Tahoe Region must comply with the Regional Plan and Code. This includes 
activities on private and public lands. The Code defines which activities are considered projects 
and require a TRPA permit. 

Today, private investment is occurring in 
a way that reduces the environmental 
impact of Tahoe’s built environment.  

Typical permit requirements include 
compliance with modern design 
requirements (including development 
right and land coverage standards), 
installation of water quality best 
management practices (BMPs), and a 
variety of environmental mitigation 
requirements.  

Private investment at Lake Tahoe is 
coupled with over  $2.8 billion in public 
investments (as of August 2023) that 
have been invested to realize regional 
environmental goals. 

To learn more about TRPA, how we 
operate, and the agency’s programs, visit  
TRPA.gov.

The three key mechanisms for implementing the Regional 
Plan are: (1) permitting and compliance, (2) restoration 
programs, and  (3) partner collaboration.  

 

https://www.trpa.gov/regional-plan/bi-state-compact/
https://thresholds.laketahoeinfo.org/
https://www.trpa.gov/regional-plan/
https://www.trpa.gov/wp-content/uploads/TRPA-Code-of-Ordinances.pdf
https://eip.laketahoeinfo.org/
https://eip.laketahoeinfo.org/
https://www.trpa.gov/
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PERMITTING IN TAHOE – AN OVERVIEW 

Many activities and projects within the Lake Tahoe Region require both a TRPA environmental 
review permit and separate building permits from the applicable County or City. Typically, for 
projects requiring TRPA environmental review, a TRPA application will need to be submitted and 
approved before final approval of a local agency building permit.  

Some local jurisdictions within Tahoe can review and issue a TRPA determination or permit on 
behalf of TRPA. See the section below on “Where to Apply” to learn more. 

USEFUL TIP: TRPA provides an online permitting process guide at TRPA.gov. This 
comprehensive, step-by-step guide outlines what to consider when planning a 
project and the general steps from application submittal to project completion.  

EXEMPT AND QUALIFIED EXEMPT ACTIVITIES 

The TRPA Code of Ordinances Section 2.3 identifies activities that are “Exempt” or “Qualified 
Exempt (QE)” from TRPA environmental review and approval. Exempt and qualified exempt 
activities in the shorezone are listed in Chapter 82.  

For exempt activities, a property owner can proceed with the activity without any TRPA 
application, provided they comply with any other applicable rules and processes from other 
regulatory agencies, including the local building department.  

Qualified exempt activities require a declaration filing with TRPA to verify certain safeguards for 
environmental protection are in place prior to an activity. Some qualified exempt activities 
require a Best Management Practices (BMP) certification and/or mitigation fees.  

For more information, review the Exempt Activity Information Packet and the Qualified Exempt 
Activity Information Packet.  

https://www.trpa.gov/wp-content/uploads/documents/Permittting-Process.pdf
https://www.trpa.gov/wp-content/uploads/TRPA-Code-of-Ordinances.pdf
https://www.trpa.gov/wp-content/uploads/documents/Exempt_Packet.pdf
https://www.trpa.gov/wp-content/uploads/documents/Qualified_Exempt_Activity_Application.pdf
https://www.trpa.gov/wp-content/uploads/documents/Qualified_Exempt_Activity_Application.pdf
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WHERE TO APPLY 

PROPERTY OWNERS 

If an activity is not exempt from TRPA review and approval, a property owner or their 
representative will need to submit an application to TRPA or the applicable County or City. TRPA 
has permit delegation agreements, or Memorandums of Understanding (MOUs), with the City of 
South Lake Tahoe, El Dorado County, and Placer County. These MOUs allow local planning and 
building departments to review and issue permits on behalf of TRPA. 

There are currently no active MOUs with Washoe and Douglas counties. Therefore, if a project is 
in Washoe or Douglas County and the project requires a TRPA declaration or permit, the 
applicant will need to apply to both TRPA and the applicable local jurisdiction’s building or 
planning department. 

Where to Apply (Based on Location and Project/Activity Type) 

Project applications that need to be submitted directly to TRPA can be completed online. Visit 
the TRPA Applications and Forms webpage then apply through TRPA’s Accela Citizen Access 
online portal.  

UTILITY COMPANIES, PUBLIC WORKS, AND LAND MANAGEMENT AGENCIES 

All public and private properties within the Lake Tahoe basin are required to comply with the 
Regional Plan and TRPA Code of Ordinances. This includes lands owned and managed by the 
USDA Forest Service, State Parks, public utility districts, and other public and private partners.  

Under Exempt MOUs, certain utility companies and land management agencies are given 
authority to review and complete specific maintenance or replacement projects for conformance 
with TRPA standards. These projects do not require an application to be submitted to TRPA. New 
facilities are typically reviewed by TRPA. Each MOU is signed by TRPA and the other organization 
and outlines the responsibilities of each partner.  

To determine if an agency has an MOU with TRPA and if the proposed project could be reviewed 
and completed without submitting a TRPA application, review TRPA’s MOU webpage.  

 

https://www.trpa.gov/wp-content/uploads/documents/Exempt_Packet.pdf
https://www.trpa.gov/wp-content/uploads/MOU-Permitting-Table.pdf
https://www.trpa.gov/applications-forms/
https://aca-prod.accela.com/TRPA/Default.aspx
https://www.trpa.gov/where-to-apply-for-a-permit/
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TOPICS EVALUATED AS PART OF A TRPA APPLICATION 

This section provides a general overview of topics evaluated as part of a TRPA application and 
provides the corresponding Code of Ordinances chapters. For a more detailed summary of the 
Code chapters and the standards for permit approval, please reference Appendix A: TRPA Code 
of Ordinances Review Guidance. 

APPLICABILITY 

TRPA Code Chapter 2: Applicability of the Code of Ordinances 

Code Chapter 2 lists projects requiring public hearings, exempt and qualified exempt activities, 
and related matters. 

ENVIRONMENTAL ANALYSIS AND DOCUMENTATION 

TRPA Code Chapter 3: Environmental Documentation 

Code Chapter 3 sets forth the environmental analysis and documentation required for projects. 
Some projects will be required to submit and “Initial Environmental Checklist” with their project 
application to determine if the project could result in any significant environmental impacts. 
Construction of single-family homes and additions, minor changes in use, and transfers or 
conversion of development rights are exempt from this requirement.  

Large-scale development projects or planning matters may warrant additional environmental 
analysis as part of an environmental assessment or environmental impact statement (EIS).   

LAND USE 

TRPA Code Chapter 21: Permissible Uses 
Chapter 22: Temporary Uses, Structures, and Activities 

Land use standards, zoning, and design and development standards are primarily addressed in 
the Local Plans. The applicable local plan needs to be reviewed with each project. The TRPA Code 
of Ordinances defines permissible primary, accessory, or temporary used; has specific findings 
the must be made to approve special uses; has non-conforming use provisions; and includes 
standards for temporary and accessory uses including Accessory Dwelling Units (ADUs). 

https://www.trpa.gov/regional-plan/area-plans/
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SITE DEVELOPMENT - LAND COVERAGE STANDARDS 

TRPA Code Chapter 30: Land Coverage 

Each property within the Lake Tahoe Basin is allowed a certain amount of land coverage 
depending on the land capability, or suitability of the property for development, and location. 
Some properties located in recognized town centers may be eligible for higher amounts of land 
coverage to encourage walkable, thriving community cores. 

Land coverage is the footprint of development on a parcel. This includes buildings, walkways, 
decks, parking areas, compacted areas, etc. The amount of allowed land coverage on a parcel is 
determined by one of two land capability programs, or system – the Bailey’s land classification 
system or the Individual Parcel Evaluation System (IPES). The Bailey’s system is used of any non-
residential parcel or a parcel developed prior to 1987. The IPES system (Chapter 53) applies to 
single family residential parcels that were vacant in 1987 or developed after that year.  

USEFUL TIP:  To encourage environmentally friendly development, TRPA Code of Ordinances 
section 30.4.6 includes full or partial exemptions for certain types of 
improvements from the allowable land coverage calculation. TRPA has an online 
coverage exemption packet explaining what those exemptions are and how to 
apply. 

In certain circumstances, land coverage can be transferred, banked (i.e. removed and reserved 
for later use), or retired. Chapter 30 outlines standards for the land classifications; and the 
limitations, exemptions, and mitigation requirements for land coverage. 

For more information on land capability or coverage, see TRPA’s Land Coverage webpage. For 
the definition of land coverage, see TRPA Code of Ordinances Chapter 90. 

SITE DEVELOPMENT – OTHER STANDARDS 

TRPA Code Chapter 31: Density   Chapter 36: Design Standards 
Chapter 32: Basic Services    Chapter 37: Height 
Chapter 33: Grading and Construction   Chapter 38: Signs 
Chapter 34: Driveway and Parking Standards Chapter 39: Subdivision 
Chapter 35: Natural Hazard Standards 

Applications are reviewed in detail for compliance with applicable design and development 
standards. Some of the local plans have replacement standards for certain site development 
standards. The applicable local plan needs to be reviewed with each project. Additional design 
guidelines are outlined in the Code and Design Review Guidelines. 

https://gis.trpa.org/permitreview/
https://www.trpa.gov/wp-content/uploads/documents/archive/Coverage_Exemption_Process_Info_Sheet.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/Coverage_Exemption_Process_Info_Sheet.pdf
https://www.trpa.gov/land-coverage/
https://www.trpa.gov/wp-content/uploads/TRPA-Code-of-Ordinances.pdf
https://www.trpa.gov/regional-plan/local-plans-map/
https://www.trpa.gov/wp-content/uploads/documents/archive/DRG.pdf
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GROWTH MANAGEMENT 

TRPA Code Chapter 50: Allocation of Development 
Chapter 51: Banking, Conversion, and Transfer of Development 
Chapter 52: Bonus Unit Incentive Program  
Chapter 53: Individual Parcel Evaluation System 

TRPA administers a system of transferrable development rights (TDR) for all parcels in the Lake 
Tahoe Region. The development rights system was adopted in 1987 to cap the total amount of 
development potential for the entire region and ensure the pace of development aligns with 
environmental capacity. 

Development rights are land use units someone must acquire before a property is developed. 
Development rights include tourist accommodation units (TAUs), single and multi-family 
residential units of use (RUUs), and commercial floor area (CFA). Residential units of use (RUUs) 
are formed by combining a potential residential unit of use (PRU) and a residential allocation. 
Recreational uses are managed using “people at one time (PAOT)” standards. 

Development rights are tied to a property and generally include the legally existing land uses. 
Unused development rights can be banked on a property; sold and transferred to another 
property; and/or converted to other land uses (e.g. from commercial to residential).  

USEFUL TIP:  Bonus Units are essentially “free” development rights available for deed-
restricted housing; transfers of development to town centers or from sensitive 
lands; or for some sensitive land restoration or retirement.   

Transferring existing development from sensitive or remote areas outside of town 
centers could mean big rewards for a project. TRPA will award up to five bonus 
units for every one unit transferred on eligible sending and receiving properties. 

For more information on development rights, see TRPA’s Development Rights webpage or 
Housing webpage, or view this video. 

WATER QUALITY, VEGETATION, AND FOREST MANAGEMENT 

TRPA Code Chapter 60: Water Quality 
Chapter 61: Vegetation and Forest Health 

The TRPA Code Chapters 60 and 61 outline water quality, vegetation, and forest health standards. 
These standards are directly related to the Environmental Thresholds.   

https://www.trpa.gov/development-rights/
https://storymaps.arcgis.com/stories/62ae9110d85c43ecb381eb3f3ccec196
https://vimeo.com/443503216
https://thresholds.laketahoeinfo.org/
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All properties are required to install and maintain stormwater management best management 
practices (BMPs).  

Source Control BMPs protect against soil erosion. Infiltration BMPs capture and treat stormwater 
on site. Together, the source control and infiltration improvements reduce the pollutant load 
flowing into Lake Tahoe. The TRPA Permitting Guidelines for Residential BMPs, Code Section 60.4 
and the BMP Manual at TahoeBMP.org outlines BMP requirements and design options. 

Environmentally friendly landscaping and fire defensible space standards are included in Chapter 
61 and the BMP Manual. For additional information, please see the Lake Tahoe Home 
Landscaping Guide . A tree permit may be required prior to removing or pruning trees. More 
information on tree removal is available within this manual, online, or by viewing this video. 

WILDLIFE AND FISH PROTECTION AND LIVESTOCK GRAZING 

TRPA Code Chapter 62: Wildlife Resources 
Chapter 63: Fish Resources 
Chapter 64: Livestock Grazing 

Resource protection standards for wildlife, fish and livestock identify protected habitat and 
resource protection standards.  

AIR QUALITY AND TRANSPORTATION 

TRPA Code Chapter 65: Air Quality/Transportation 

Air quality control standards are listed for a variety of potential pollution sources, including 
vehicles, combustion appliances, wood heaters, open burning and stationary sources.  

The Mobility Mitigation Program requires mitigation fees with new development allocations 
proportional to the expected generation of vehicle miles travelled (VMT) for that location and 
use type. The online Project Impact Analysis Tool and Guidelines provide more in-depth 
information about which projects may require a mobility mitigation fee and a fee calculation tool. 

Standards for bicycle and pedestrian facilities, rental car mitigation, and employer-based trip 
reduction programs support efforts to expand mobility options and reduce air pollution. 

https://www.trpa.gov/wp-content/uploads/documents/BMP-Guidelines.pdf
http://www.tahoebmp.org/
https://tahoercd.org/wp-content/uploads/2016/02/LandscapingGuide.pdf
https://tahoercd.org/wp-content/uploads/2016/02/LandscapingGuide.pdf
https://www.trpa.gov/trees-and-defensible-space/
https://vimeo.com/443502775
https://trpa.shinyapps.io/PIA_Tool/
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SCENIC QUALITY 

TRPA Code Chapter 66: Scenic Quality 

The visual landscape of the Tahoe Region is one of its most impressive and memorable qualities. 
Most of the region's development is on private lands located around the perimeter of the lake 
and along major roadways. Because of this the region's scenic quality can be degraded from these 
vantage points where development dominates, overwhelms, or is incompatible with the region's 
natural features; blocks important views; removes vegetation and natural features; or alters the 
topography. 

TRPA has established a set of policies relating to scenic quality which require property owners to 
blend man-made structures with the natural environment. The policies only apply to properties 
in identified scenic resource areas and most properties in the Basin are exempted from any scenic 
protection standards. 

USEFUL TIPS:  
• Scenic resources areas include the Lake Tahoe shoreline, certain roadway corridors, and 

public recreation areas or bicycle trails. Use the TRPA Permit Review Map to determine if 
a project is visible from one of these areas. 

• If a property is visible from a scenic resource area, TRPA scenic standards are applied 
when the property owner plans a project. This is done either through a permit application, 
or in the case of minor maintenance projects such as repainting, residing or re-roofing, 
through an Qualified Exempt Activity Declaration Form. 

• If an applicant is planning a project in a scenic resource area, it is important to know the 
current “attainment status” of the area in which the property is located. (See the TRPA 
Permit Review Map.) The level of review may vary for projects depending on whether the 
scenic unit the project is located in is in “attainment” (i.e. meeting the goals and standards 
of the Regional Plan) or “non-attainment”. 

• Shoreland (lakefront) projects are more complex and require a detailed scenic 
assessment. Lakefront development is limited by unscreened visible mass and contrast 
rating scores for color, texture and reflectivity when viewed from Lake Tahoe.  Scenic 
mitigation is often required for lakefront projects. Shorezone standards build upon the 
scenic quality standards for the shoreland with additional mitigation requirements.  

More information on the scenic protection program is available online.  

https://gis.trpa.org/permitreview/
https://gis.trpa.org/permitreview/
https://www.trpa.gov/scenic-protection-program/
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HISTORIC RESOURCE PROTECTION  

TRPA Code Chapter 67: Historic Resource Protection 

Buildings and structures over 50 years of age require an evaluation of potential historic 
significance prior to approval of modifications. Projects that would modify potentially eligible 
historic resources are subject to special standards and processes. Additional standards apply to 
designated historic resources. 

NOISE LIMITATIONS 

TRPA Code Chapter 68: Noise Limitations 

Chapter 68 includes noise standards for single events, community noise equivalent levels (CNEL), 
and related matters. 

SHOREZONE 

TRPA Code Chapter 80: Review of Projects in the Shorezone and Lakezone 
Chapter 81: Permissible Uses and Structures in the Shorezone and Lakezone 
Chapter 82: Existing Structures and Exempt Activities 
 Chapter 83: Shorezone Tolerance Districts and Development Standards 
Chapter 84: Development Standards lakeward of the High Water Line 
Chapter 85: Development Standards in the Backshore 

Projects seeking improvements within Lake Tahoe or another lake are subject to the Shorezone 
standards. The shorezone or backshore extends landward to the “highwater line of the lake and 
the upland area of instability or the wave run-up area”. Backshore delineations are completed 
with applicable land capability verifications. 

The TRPA Code of Ordinances limits the number of new moorings (buoys, boatlifts, and slips) and 
single use and multi-use piers on Lake Tahoe. The Code also details specific design standards for 
each type of shorezone structure. These standards supplement scenic standards as discussed 
above.  

More information on the shoreline program is available online.  

https://www.trpa.gov/programs/shoreline/
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DEFINITIONS 

TRPA Code Chapter 90: Definitions  

The definitions for regulatory terms describe the qualifying criteria for basic standards including 
land coverage. 

MORE INFORMATION 

For more information on what is evaluated as part of a TRPA application see the following:  

• TRPA Permitting Process guide.  

• TRPA Permit Review Map. Provides visual layers of planning and permitting 
considerations.  

• Section III of this manual “General Application Review Procedures” and the TRPA 
Applications and Forms webpage provide information on special review considerations, 
and links to applicable checklists, datasets, and guides available to prepare and review a 
project proposal. 

• Appendix A of this manual includes a detailed overview, or “cheat sheet”, of the TRPA 
Code of Ordinances and evaluation considerations and review guidance for TRPA 
applications. 

• Appendix B of this manual provides links to documents and information that are 
referenced in the Code. 

APPLICATION TYPES 

TRPA has over 40 different types of applications with a variety of review considerations and 
approval requirements. The most common applications are verifications of land capability and 
land coverage to determine development potential, tree removal permits (required for trees over 
14”), and single-family dwelling additions and modifications. Section II: Application Types 
provides an overview of each type of application, outlines planning considerations, and includes 
links to helpful resources and tools. 

https://www.trpa.gov/wp-content/uploads/documents/Permittting-Process.pdf
https://gis.trpa.org/permitreview/
https://www.trpa.gov/applications-forms/
https://www.trpa.gov/applications-forms/
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FEES & REFUNDS 

The TRPA Fee Schedule lists all applicable application and project fees. This schedule is updated 
annually. The TRPA Rules of Procedure Article 16 describes fee programs and the TRPA refund 
policy. Fee categories include service fees, project review fees (i.e. application fees), mitigation 
fees, monitoring fees, administrative fees, and shorezone fees. 

APPLICATION FILING FEES 

Filing fees are required for all applications and qualified exempt declarations at the time of 
submittal, unless the application is submitted by a partner agency with an active TRPA 
Memorandum of Understanding. Application filing fees are also waived for affordable housing 
projects. (See the fee schedule for more information.) Application filing fees are based on the 
scope and type of project (i.e. residential, commercial, etc.).  

It most cases, the application filing fees will be automatically calculated for the applicant if the 
application is being submitted online through the Accela Citizen Access portal. Once an 
application is submitted to TRPA, the Intake Staff will verify that all of the correct fees have been 
paid.  

USEFUL TIPS:   
• Tear-down and rebuild projects will use the fee code for additions and modifications (not 

new construction).  

• The fee schedule includes “other” fee item codes. This can be used when the project 
scope does not closely align with the provided fee items. 

• Additions and modification filing fees are based on the modified floor area. The applicant 
must demonstrate where the building is being modified. If this is not clearly demonstrated 
on the plans, the filing fee will be calculated based on the entire floor area. Floor area 
includes any interior space used by occupants (e.g. living area, garage and utility closet 
space, etc.) 

• When multiple activities are completed through the same project application, the higher 
of the filing fees applies. (e.g. a verification of both uses and coverage under one 
application would use the filing fee code for Verification and Banking of Uses – VBOU) 

https://www.trpa.gov/applications-forms/#fee
https://www.trpa.gov/regional-plan/#rules
https://www.trpa.gov/where-to-apply-for-a-permit/
https://aca-prod.accela.com/TRPA/Default.aspx
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MITIGATION, MONITORING, AND SECURITY FEES 

TRPA requires mitigation fees to offset environmental impacts from development projects. These 
fees go directly towards lake-saving, environmental improvement projects. For example, excess 
coverage fees are awarded to the local land banks to buy and restore sensitive lands. Air quality 
fees may go towards transportation projects like new bike paths. 

TRPA collects project monitoring and security fees to ensure that all project requirements, or 
conditions of approval, are met according to the approved plans. Securities are refundable fees 
that are released once conditions of approval have been met, for example required scenic 
vegetation screening.  

Payment of mitigation, monitoring, or security fees, if required, are collected at the time of final 
permit acknowledgment or as part of a Qualified Exempt Declaration process. The following 
mitigation, monitoring, and security fees may apply, as further described in Appendix A. 

USEFUL TIP:  Mitigation fees are transferrable to related projects on the same parcel. (e.g. a 
project permit expired and the owner receives a new permit for the same project) If there is any 
change in the calculation of fees, the higher fee would supersede and the owner may owe a 
balance.   

• Air Quality, Greenhouse Gas Reduction, and Mobility Mitigation 
All projects involving new or modified development must pay a mobility mitigation fee 
based on the project’s unmitigated Vehicle Miles Traveled (VMT). This money is passed 
on to the local jurisdiction in which the fee was collected to be used for projects that 
reduce VMT, such as a new bicycle and pedestrian walkway. TRPA’s Project Impact 
Analysis Tool and Guidelines provides more in-depth information about which projects 
may require a mobility mitigation fee and a fee calculation tool. Projects involving 
affordable, moderate, or achievable housing are exempt from these fees.  

• Rental Vehicle Mitigation  
Only required for projects providing rental vehicles. 

• Excess Land Coverage Mitigation 
Excess land coverage is the amount of legally existing land coverage within a project area 
that exceeds the base allowable land coverage. Not all parcels will have excess land 
coverage. Excess land coverage can be mitigated several ways: by reducing land coverage 
on or off site, by expanding the project area, or by paying a fee. The mitigation fee is based 
on the amount of excess land coverage on a parcel and the estimated construction cost 
of a project. The online Excess Coverage Mitigation Fee Worksheet contains more 
information. The Parcel Tracker provides parcel specific verifications of land coverage, 

https://trpa.shinyapps.io/PIA_Tool/
https://trpa.shinyapps.io/PIA_Tool/
https://storymaps.arcgis.com/stories/62ae9110d85c43ecb381eb3f3ccec196
https://www.trpa.gov/wp-content/uploads/documents/archive/Excess_Coverage_Mitigation_Fee_Worksheet.pdf
https://parcels.laketahoeinfo.org/
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including calculations for base allowable and excess coverage.  

USEFUL TIP:  Excess coverage is required to be fully mitigated with projects that 
propose to use certain coverage exemptions. This can be an expensive fee 
for projects with a lot of excess coverage. 

• Off-Site Land Coverage Mitigation 
Off-site coverage mitigation fees are based on the amount of land coverage created in 
the public right-of-way as a result of a project. This fee is calculated by a formula that 
considers the cost per square foot of land coverage in the applicable hydrologic area. This 
money is passed on to the local jurisdiction in which it was collected for erosion control, 
stormwater infiltration and water quality improvement projects. 

• Water Quality Mitigation 
Water quality mitigation fees are based on the amount of new land coverage being 
created on the project site. Water quality mitigation fees are passed on to the local 
jurisdiction in which they were collected to be used for restoration projects that improve 
water quality. 

• Shorezone Monitoring and Mitigation Fees 
Shorezone fees include mooring fees, buoy scenic mitigation fees, motorized boat rental 
concession fees, and mitigation fees for construction or expansion of piers, boat ramps, 
and marinas. 

• Security Fees 
Refundable security deposits may be required to ensure compliance with the conditions 
of approval. A nominal non-refundable security administration fee will also be required 
with a security. TRPA accepts several forms of deposits.  

USEFUL TIPS:  
o For more information on security procedures, see TRPA’s online Security 

Procedures guide. 

o Typical Security Amount: The amount of the required security will be specified in 
the special conditions of a permit but in most cases the amount will be equal to 
110% of the estimated costs of installation of required water quality Best 
Management Practices (i.e. revegetation, slope stabilization, drainage 
improvements), $10,000 for shorezone structures (e.g. piers), or $500 for lot 
configurations. 

o Deed-restricted housing units (i.e. affordable, moderate, or achievable) may still 
be subject to securities to ensure project compliance.  

https://www.trpa.gov/wp-content/uploads/documents/archive/Excess_Coverage_Mitigation_Fee_Worksheet.pdf
https://www.trpa.gov/wp-content/uploads/documents/Attachment_J_Security_Procedures.pdf
https://www.trpa.gov/wp-content/uploads/documents/Attachment_J_Security_Procedures.pdf
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o Shorezone and Shoreland Projects: Typically, require one security for the project. 
Successful completion of the project in accordance with the approved plans will 
include implementation of the approved scenic mitigation. If additional vegetative 
screening or other physical improvements are required to achieve appropriate 
scenic mitigation, TRPA will not return the security until the mitigation has been 
achieved and approved by the TRPA inspector. There is no monitoring 
requirement for the scenic mitigation prior to release of the security.  

ADDITIONAL REVIEW FEE 

When TRPA staff determines that an application is incomplete (i.e. missing required items on the 
application checklist) or an additional information is necessary to review and approve a project, 
staff will provide a written notice of additional information needed to the applicant. Applicants 
should address all of the requested information in a single submittal. If the information submitted 
does not address the incomplete notice or additional information request, the planner will 
provide a second notice explaining the deficiencies. If the information submitted still does not 
address the second incomplete notice or additional information request, the planner reserves 
the right to request an additional review fee equal to 40% of the base application fee to resume 
a project review.  

FEE REFUNDS 

See the TRPA Rules of Procedure Section 16.4.5 for TRPA’s refund policy.  

Refund Process 
1. Applicants should provide a written request to the planner assigned to the project or 

Department Manager via email or mail.  

2. Planners will complete the Refund checklist (staff access) and attached the written 
request to the Accela file as “Refund Correspondence”. “Send to” on the checklist is the 
person that paid the initial fee(s).  

3. Planners will submit the checklist via email to the department’s Executive Assistant with 
paid receipt as a pdf attachment.  

4. The Executive Assistant will route and process the request to obtain the supervisor’s 
signature and work with Finance staff, as well as update Accela.  

5. For applications that have been withdrawn, the planner is responsible for updating the 
Accela workflow.  

https://www.trpa.gov/regional-plan/#rules
https://tahoeregionalplanning.sharepoint.com/:b:/s/PermittingandCompliance/EQLRilRDUTJJrgAtBkslnf8BcnAeLHL2IoenuYWhMl1b4g?e=DBngol
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USEFUL TIPS:   
• If fees are being refunded because a different application type is needed, the initial filing 

fees should be transferred to the new application when possible. If fees are not 
transferred, then a 100% refund would be issued, and the applicant will need to submit 
payment for the new application.  

• When an application is withdrawn because it needs to be submitted to an MOU partner 
a 100% refund should be issued.  

• If an applicant elects to be awarded a TRPA residential, deed-restricted bonus unit and 
has previously paid the application fees (i.e. filing fee, stormwater BMP fee, and IT fee) 
for the same project, they may request a refund. If requested, a 100% refund should be 
issued. 

TRPA CUSTOMER ASSISTANCE OPTIONS  

TRPA’s goal is to offer customers outstanding service throughout the permit process. Our 
planners work to serve every applicant quickly and fairly. 

LAKETAHOEINFO.ORG PARCEL TRACKER 

The Parcel Tracker provides information on specific parcels including general planning 
information, applicable local plans, verification and determinations, and permit history. The 
general public or partner agencies can request the information on a parcel to be updated by TRPA 
in the Parcel Tracker by hitting the “Request Updated Information” button on the parcel page. 
There may also be old TRPA physical records that are not available electronically. The public and 
partners can request that a file be scanned by emailing filerequest@trpa.gov. 

PLANNER ON CALL 

A permitting staff member is available daily to return calls and answer questions. TRPA’s direct 
customer service line is 775-589-5333. TRPA strives to return calls within 24 hours, or one 
business day.  

APPOINTMENTS 

TRPA offers free permitting service appointments to answer basic questions and help applicants 
prepare for a successful project. Before scheduling an appointment, please check if the 
application should be submitted to TRPA or to one of our local government partners by 

https://parcels.laketahoeinfo.org/
mailto:filerequest@trpa.gov
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visiting Where To Apply.  

The public can schedule appointments for 15 or 30 minutes and virtually or in-person. The 
information below can help them decide which appointment is best.  

Phone Appointments 
• 15-minute appointment. 
• Ideal for answering basic questions about a property or project area. 
• Helpful for answering questions that do not require viewing documents or plans. 
• The applicant will receive a confirmation email confirming their appointment, and TRPA 

staff will call the number provided at the scheduled time and date. 
• To change or cancel an appointment, go to the confirmation email and click “change your 

appointment.” 

Virtual Appointments 
• 30-minute appointments. 
• Helpful for reviewing plans or documents with TRPA staff. 
• Helpful for assistance with online permit submittal. 
• Shorezone appointments for projects involving piers, moorings, and other projects and 

activities in the Shorezone. 
• Please prepare for the appointment by following these instructions (pdf). 
• Virtual meetings are conducted over the Microsoft Teams. 
• The applicant will receive a confirmation email with a link to the Teams meeting that the 

applicant will need to join at the scheduled time and date. Please check any spam or junk 
folders if you do not have a confirmation email. 

• To change or cancel an appointment, go to the confirmation email and click “change your 
appointment.” 

In-Person Appointments 
• 30 minute appointments at the TRPA office, 128 Market Street, Stateline, Nevada. 
• Helpful for reviewing physical or digital plans and documents with TRPA staff. 
• Helpful if needing assistance with online permit submittal. 
• The applicant will receive a confirmation email that contains instructions for the in-person 

appointment. Please check any spam or junk folder if you do not receive a confirmation 
email. 

• To change or cancel an appointment, go to the confirmation email and click “change your 
appointment.” 

Please be aware appointments are not available for: 

https://www.trpa.gov/where-to-apply-for-a-permit/
https://www.trpa.gov/wp-content/uploads/How-to-prepare-for-video-appointment.pdf
https://goo.gl/maps/PiZsdkc1cSxqoLiq8
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• Permit status updates: If someone have already submitted an application, they can check 
the status by visiting the Parcel Tracker and search for file number or address. The Parcel 
Tracker will also have contact information for the planner assigned to a project.  

• Complex project proposals or questions needing more than 30-minutes: This generally 
applies to more involved or complex projects. See the section below for “pre-application 
consultations”. 

To schedule an appointment, visit TRPA Permitting Appointments online.  

PRE-APPLICATION CONSULTATION 

If the project requires a conversation that will take longer than 30 minutes, the project proponent 
or property owner should schedule a pre-application consultation. There is a fee for this service, 
and it allows the applicant to sit down with a planner and possibly other subject matter experts 
(i.e. scenic, stormwater, or forester) to discuss project-specific questions and issues.  These 
application consultations are assigned to Senior/Principal Planners based on their experience and 
expertise. Planners will provide preliminary input and advise at pre-application meetings, but 
cannot approve or endorse any specific project design or approach without reviewing complete 
project applications. Any member of the public can apply for a pre-application consultation 
online. 

EMAIL 

The general email to TRPA is trpa@trpa.gov. Permitting emails will be routed to the customer 
service team or the appropriate planner.   

CHECK ON AN APPLICATION STATUS AND PLANNER 

Project proponents or the public can check the filing date, status, assigned planner, and 
application materials submitted of a project by going to the Parcel Tracker and entering the TRPA 
file number or address into the search in the top right corner of the screen. From there someone 
can view the planner assignment, download application files, and access additional information 
through the “View in Accela” link. They can also search by parcel number to see all parcel records 
and applications. 

CONTACT A PERMITTING TECHNICIAN OR PLANNER 

Staff contacts are available at www.trpa.gov/contact/. To see which planner is assigned to a 
particular project, visit  the  Parcel Tracker and enter the TRPA file number into the search in the 

https://parcels.laketahoeinfo.org/
https://www.trpa.gov/applications-forms/permitting-appointments/
https://www.trpa.gov/wp-content/uploads/Pre-App-Consultation-Request.pdf
mailto:trpa@trpa.gov
https://parcels.laketahoeinfo.org/
https://www.trpa.gov/contact/
https://parcels.laketahoeinfo.org/
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top right corner of the screen.
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TRPA has over 40 different types of applications with a variety of review considerations and 
approval requirements. The most common applications are land capability and coverage 
verifications to determine development potential, tree removals, and residential projects. 

This section provides an overview of each application types, typical review times, and special 
considerations that may apply. Standard application review procedures applicable to all 
application types are listed above in the Levels of Review and General Application Review 
Procedures sections. 

There are seven application categories:  
1) Verifications and Determinations: verifies development potential and site 

constraints on a property prior to a project.  

2) Banking, Conversion and Transfers: documents and permits the removal or 
movement of developments rights and coverage. 

3) Lot Configurations & Subdivisions  

4) Development Projects: permits residential, commercial, tourist, recreation, 
public service, or linear facilities projects that are not exempt from TRPA 
review  

5) Grading & Earth Moving: permits projects that strictly include only grading, 
excavation or earth moving and are not associated with the creation of land 
coverage or a development project.  

6) Shorezone Projects: permits projects that include structures or uses that are 
within Lake Tahoe or the backshore  

7) General Projects: miscellaneous applications types and submittal forms. 

 
USEFUL TIPS:  

• Section III: Application Review Procedures includes important information when 
reviewing an application or planning a project.  

• Appendix A: TRPA Code of Ordinances Review Guidance of this manual includes a 
detailed overview, or “cheat sheet”, of the TRPA Code of Ordinances and evaluation 
considerations and review guidance for TRPA applications. 

• PLANNERS & PERMITTING TECHNICIANS : The TRPA Permitting & Compliance 
Department maintains checklists, templates, and other guidance materials on the agency 
Microsoft Teams channel (staff access). Refer to these resources during project review 
and answering questions.  

https://teams.microsoft.com/l/channel/19%3a52b27aac734a43ae999302d0bf8ebca8%40thread.tacv2/Guidance%2520Materials-Templates?groupId=c317708f-4672-4063-b51f-e42181438975&tenantId=c645c426-14d5-4163-b0f9-2ea8c375d8f1


TRPA Permitting Procedure Manual 
April 30, 2026 | Page 30 of 173 

VERIFICATIONS & DETERMINATIONS 

Prior to a project, applicants are required to obtain certain verifications and determinations to 
know how much development is permissible on a property or potential site constraints. The most 
common verifications needed are land capability or coverage, development rights, and historic 
resources.  

The suitability of a property to be developed is determined by the land capability, which is based 
on the soil type and other aspects such as slope and level of the ground water. Properties that 
are a lower land capability, such as a wetland area, are less suitable environmentally than other 
properties for development.  

Land coverage is the footprint of development, or permanent land disturbance, on a parcel. This 
includes buildings, walkways, decks, parking areas, compacted areas, etc. The amount of allowed 
land coverage on a parcel is determined by one of two land capability programs, or system – the 
Bailey’s land classification system or the Individual Parcel Evaluation System (IPES). The Bailey’s 
system is used of any non-residential parcel or a parcel developed prior to 1987. The IPES system 
(Chapter 53) applies to single family residential parcels that were vacant in 1987 or developed 
after that year.  

For single-family property, the land capability and allowable land coverage is determined by 
either a TRPA Site Assessment or an Individual Parcel Evaluation System score (IPES). Other 
properties utilize Land Capability Verifications and Verifications & Banking of Coverage. 

To learn more, see TRPA’s Land Coverage 101 handout. 

Is a land capability and coverage verification needed prior to a project or activity? 
Yes, land capability and coverage must be verified before project applications are submitted if 
the project is adding or relocating land coverage. To determine if a property has already received 
the necessary verifications or determinations, visit the Parcel Tracker.  

• Projects: TRPA, or MOU Partner, may use coverage information on TRPA stamped 
approved plans from February 10, 1972 (date of first land use ordinance) and after. TRPA, 
or MOU Partner, may use land capability and use information from TRPA stamped 
approved plans (or plans stamped approved by an MOU partner on behalf of TRPA) from 
July 1, 1987 (date of Regional Plan) and after. If previous approvals did not specifically 
include verification of uses and units, then verification of uses and units is required. If 
there are no TRPA stamped approved plans after the applicable dates, then a land 
capability verification, coverage verification, and/or use verification is required prior to a 
project being submitted that includes new coverage and/or coverage relocation, a major 

https://www.trpa.gov/wp-content/uploads/documents/archive/TRPA-Land-Coverage-101_Final.pdf
https://parcels.laketahoeinfo.org/
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use change, such as from residential to commercial, or intensification of a use, such as 
the addition of more commercial floor area or second unit. 

• Qualified Exempt Activities: If there are no TRPA stamped approved plans after the 
applicable dates and a land capability verification, coverage verification, and/or use 
verification has not been completed for a proposed project that qualifies for a Qualified 
Exempt Declaration, then the applicant has two options: 1) the applicant may choose not to 
get a coverage and/or land use verification (in this case TRPA, or MOU Partner, will assume 
that base allowable coverage is 1% for the purpose of calculating excess coverage mitigation 
fees); OR 2) the applicant may choose to get their land capability or coverage verified. 

SITE ASSESSMENT 

Site Assessment Application Link 
Site assessment applications are for single-family dwellings only. These are a single application 
that verifies the land capability and coverage, development uses (typically a residential unit of 
use), and any historic resources for a property. This application was created to help homeowners 
with the verification process and to help reduce the verification application cost for single-family 
dwellings.  

Typical Review Time 
• Planner application review: 5-15 hours (including site visit) 

Tools and Resources 
• See “Permitting Resources” in the General Application Review Procedures section.  
• Sample Site Assessment Plan  
• County Assessor Records/past County permit records 
• County Assessor websites (all provide ability to search for specific parcel information) 
• Past TRPA files (check Accela/parcel tracker)  
• Google Earth (aerial photos dating back to 1940s) 
• Google Street View 
• Zillow or other real estate websites (for photos of property) 
• TRPA aerial photos (binders in file room) 
• Site Assessment Field Form (fillable pdf, staff access) 
• See Planner Tasks for Site Assessments on Microsoft Teams. (staff access)  

USEFUL TIPS:  
• Coverage is considered legally existing if there is evidence that it was established prior to 

February 1972, or built thereafter with a permit. 

https://www.trpa.gov/wp-content/uploads/documents/SITE_ASSESSMENT_APPLICATION.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/site_assessment_sample_site_plan.pdf
https://tahoeregionalplanning.sharepoint.com/:b:/s/PermittingandCompliance/ETfXS_O5svBGjaiJzIPSv4wBI8f6xzRL78AV9jivxTnTfg?e=AjLbPI
https://tahoeregionalplanning.sharepoint.com/:w:/s/PermittingandCompliance/EcqMThFVfxxDkfmOrsJS-3UBTGCyp6pVsqRRHvfdPO1fsw?e=jFaZQI
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• Coverage data on stamped approved site plans is considered legally established coverage; 
this data can be used in lieu of a coverage verification. 

• The applicant is required to provide height reduction calculations on their site plan. Check 
to see if the 3:1 height reduction calculation is included if there are any decks (do a site 
visit and/or check photos to see the decks are raised or ground level). If the calculations 
are not included, the application will be put on hold (status “additional information”) until 
revised site plans are submitted. 

• Compacted dirt can be verified as soft coverage if it is compacted to the point where it 
does not allow water to infiltrate. This is typically caused by driving/parking on bare dirt, 
or repeated use of a walkway. Not all dirt areas are soft coverage- if there are any 
compacted dirt areas identified on the site plan that are not accessible by cars (backyard, 
etc.), or used as a walkway, that needs more investigation in the field. 

• The application checklist requires that all easements be shown on the site plan. Coverage 
located within a recorded easement needs to be identified during the coverage 
verification process. Examples include a road that crosses onto the property, or a 
driveway that accesses an adjacent property. In these cases, the coverage within the 
easement is separated out from the on-site coverage (i.e. separate coverage tables). In 
addition, the area of the easement is subtracted from the total parcel size for the 
calculation of base allowed coverage. Other easements that have no associated coverage, 
such as a utility easement, do not affect the coverage verification process. 

• Coverage that is no longer present on the site can be verified as legally existing if there is 
evidence that it was legally existing (established prior to February 10, 1972 or thereafter 
with a permit), and still existing as of the effective date of the Regional Plan (July 1, 1987).  

LAND CAPABILITY VERIFICATION (LCV) 

Land Capability Verification Application Link 
Land capability is determined by the mapped soil type based on the Bailey map. This classification 
also considers the slope of the property to determine the most accurate land capability for the 
parcel. The verified Bailey score, a score from 1-7, will determine the percentage of base 
allowable coverage for the parcel. For example, a score of 4 allows for 20% coverage.  

Typical Review Time 
• Planner application review: 5-15 hours (including site visit) 

Tools and Resources 
• See “Permitting Resources” in the General Application Review Procedures section.  

https://www.trpa.gov/wp-content/uploads/documents/archive/LCV_Application.pdf
http://gis.trpa.org/permitreview/
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• LCV Field Form (fillable pdf, staff access)  

• Bailey Soil Classification document  

• Permit Review Map  

• Wave run-up Calculations (for lakefront backshore boundary calculations)  

• Tahoe Keys Man-Modified Map  

• See the Planner Tasks for Land Capability Verifications for Microsoft Teams. (staff access)  

USEFUL TIPS:  
• Bailey land capability applies to residences built prior to 1987 or non-single family 

residential uses. Vacant properties to be developed as a SFD must be reviewed under 
IPES).  

• Land capability verifications completed prior to 1987 (adoption of the Regional Plan) are 
not recognized, and a new evaluation must be completed.  

• If a developed Bailey lot is merged with a vacant IPES lot, the IPES score goes away, and 
the entire site would be evaluated under Bailey.  

• Land capability is based on the natural slope of the parcel. Sometimes the slope has been 
significantly modified due to road cuts, excavation associated with construction of 
structures, etc. These modified areas are not to be called out as separate land capability 
classes but would instead be lumped together with the rest of the parcel verified based 
on natural slope.   

• Example: most of the parcel measures as 14% slope, which would place it into a Class 4 
district based on the mapped soil unit. The area along the front property line measures 
30% slope (adjacent to the road). This area would be considered Class 4 despite the 
steeper slope since the steepness is due to the road cut. Another example: a site is very 
steep, classified as Class 1a, but there is a flat area around the existing house. When the 
house was built, the hillside was excavated to create a flat building site. This area would 
still be verified as Class 1a, based on the natural surrounding site.   

• SEZ areas (and associated setbacks) are determined by the presence of primary and 
secondary indicators listed in Code Section 53.9. These indicators include presence of 
surface or near surface water, soil type, and presence of riparian vegetation. If a parcel is 
mapped as SEZ, or there is reason to suspect presence of SEZ, the contract soil scientists 
will visit the site to delineate the SEZ and determine the appropriate setback.  

• The area within the SEZ setback is given the percent coverage associated with the 
underlying land capability.   

• The residential properties along the lagoons in the Tahoe Keys are considered “man-

https://tahoeregionalplanning.sharepoint.com/:b:/s/PermittingandCompliance/Ed5AvsV59aZJhwFiH9XGYTAB6XZsJNvk7PDtEkGg9LRbFQ?e=yGEzPf
http://gis.trpa.org/PermitReview/
https://tahoeregionalplanning.sharepoint.com/:w:/s/PermittingandCompliance/ERyLtK-42TJLkjfBKQTyN2QBKmczQ8K0n3vA-oftj-6BVQ?e=8Xnzip
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modified” Class 6 (a man- modified challenge changed the land capability from Class 1b 
(SEZ) to Class 6 (Fd) based on the fill material that was placed on the land when the 
channels excavated). LCVs are not required in the Keys man-modified area, but when 
processing a partial site assessment (i.e. coverage verification) a 10-foot stream 
environment zone setback line from the lagoon is added. The 10-feet is measured from 
the bulkhead, if there is one, otherwise the high-water line (6229.1’). The entire parcel 
area (including the setback) is assigned 30% base allowed coverage.    

LAND CAPABILITY CHALLENGE (LCC) 

Land Capability Challenge Application Link 
A land capability challenge is a voluntary application that will do a more in-depth review to 
determine the project areas soil type and Bailey score(s). A soil scientist will do soil testing and 
determine the differentiation between the mapped land capability and what exists on site.  

Typical Review Time 
• Planner application review: 6-18 hours (excluding team of experts) 

VERIFICATION AND BANKING OF COVERAGE (VBOC) 

Verification & Banking of Coverage (VBOC) Application Link  
This verification and banking application is typically used on properties with multi-family, 
commercial, tourist, or other types of land uses. It can verify existing coverage and/or bank 
verified coverage for future use or to be transferred off of a property. Properties, other than 
single-family dwellings will be required to submit this application and a land capability verification 
to satisfy the verification requirements.  

Typical Review Time 
• Planner application review: 5-15 hours (including site visit) 

See “Site Assessments” section above for helpful tools and resources, useful tips, and steps.  

INDIVIDUAL PARCEL EVALUATION SYSTEM (IPES)  

Individual Parcel Evaluation System (IPES) Application Link 
IPES applications are for single family dwellings only. The IPES system was implemented with 
adoption of the regional plan. Starting in 1987, TRPA assigned an IPES scores to vacant parcels 
that were likely to be developed with single family dwellings. Not all vacant parcels received an 
IPES score due to different circumstances, which is why some parcels may still require an IPES 
assignment today. Other reasons for an IPES application are lot re-configuration, a different IPES 

https://www.trpa.gov/wp-content/uploads/documents/archive/Land_Capability_Challenge_Application.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/2/Banking_Verification_of_Existing_Development_Uses.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/IPES_Application.pdf
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building site, or change in access or utility location.  

An IPES score is based on a 1/3 acre building site. For parcels that are greater than one third of 
an acre (14,520 square feet) a determination of allowable coverage (DOAC) can be completed 
through the TRPA application process. The DOAC will determine the amount of allowable 
coverage outside of the building site. This can either be a determination of similar and contiguous 
across the entire parcel or evaluation under the Bailey system if terrain varies. If the parcel is 
greater than one third of an acre, TRPA will consider any we consider the area outside of building 
site to have 1% allowable land coverage. (i.e. a “worse case scenario” assumption) 

Typical Review Time 
• Planner application review: 5-15 hours (including site visit) 

IPES LIMITED INCENTIVE PROGRAM  

IPES Limited Incentive Program Application Link 
In Placer County the buildable IPES score is 691, meaning a property would need to have an IPES 
score of 691 or higher to be developed. In all other jurisdictions the score is 1 or greater. 
Properties are eligible to buy up to 10% points (69 points) to make the score buildable. For 
example, if the score is 651, 40 points can be purchased through the IPES limited incentive 
program to bump the score to 691 and make the parcel buildable. The applicant is required to 
apply online, include the application, and pay for both the application fee and per point.  

Typical Review Time 
• Planner application review: 1-3 hours 

https://www.trpa.gov/wp-content/uploads/documents/archive/IPES_Limited_Incentive_Program_Application.pdf
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VERIFICATION AND BANKING OF USE (VBOU) 

Verification and Banking of Use (VOU) Application Link 
TRPA maintains a system of transferrable development rights (TDR). Development rights are land 
use units someone must obtain in order to develop a vacant property, change uses, or increase 
uses. The development rights system was adopted in 1987 to cap the total amount of 
development potential and ensure the pace of development aligns with environmental capacity. 
Development that existed upon adoption of the regional plan is considered an existing 
development right that may be maintained, used elsewhere on a property, banked for future use, 
or transferred to another property. 

With this application, someone can verify and/or bank commercial floor area, tourist 
accommodation units, residential units of use, and potential residential units of use. This 
application is required for all unit verifications that are not on parcels with a single-family 
dwelling. For example, a commercial property will require this application to verify CFA and 
coverage. When both units of use and coverage are being verified the application will use the 
higher application fee (VBOU). When only coverage is being verified the lower application fee is 
used (VBOC). Properties, other than single-family dwellings will be required to submit this 
application and a land capability verification to satisfy the verification requirements.  

To learn more about Development Rights, click here or here. 

Typical Review Time 
• Planner application review: 3-9 hours 

See “Site Assessments” and “Land Capability Verifications” section above for helpful tools and 
resources, useful tips, and steps.  

SOILS-HYDROLOGY SCOPING REPORT  

Soils-Hydrology Application Link  
This application is necessary to approve excavation depths in excess of five feet.  Per TRPA code 
section 33.3.6, excavation in excess of five feet in depth or where there exists a reasonable 
possibility of interference or interception of a water table is prohibited unless special findings are 
made. One of the special findings is that a soils/hydrologic report is reviewed and approved by 
TRPA.  

Typical Review Time 
• Planner application review: 2-4 hours  

https://www.trpa.gov/wp-content/uploads/documents/archive/2/Banking_Verification_of_Existing_Development_Uses.pdf
https://vimeo.com/443503216
https://www.trpa.gov/wp-content/uploads/Factsheet_DR-Transactions.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/Soils-Hydrology_Scoping_Report_Application.pdf
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HISTORIC OR CULTURAL RESOURCE DETERMINATION  

Historic or Cultural Resource Determination Application Link 
Per TRPA Code of Ordinance Chapter 67-Historic Resource Protection, properties greater than 50 
years in age may be eligible for designation as a historic resource. To qualify as a historic resource, 
specific criteria must be met. Historic resources may be associated with historically significant 
people, events, and sites, or may embody distinctive architectural characteristics. 

Typical Review Time 
• Planner application review: 1-6 hours  

Tools and Resources 
• See “Permitting Resources” in the General Application Review Procedures section.  
• Parcel Tracker – see if a determination has been previously made 
• County Assessor Records – typically available online 
• Historic resources GIS layers  

USEFUL TIPS:  
• Application filing fee upon request by TRPA. If a determination can be completed within 

an hour, no filing fee is charged. If the property warrants further review, the application 
filing fee will be requested by TRPA staff.  

• Projects or properties in PLACER COUNTY will need to submit a historic determination to 
Placer County Museums, Ralph Gibson, first before submitting to TRPA. If Ralph 
determines that the property is not historic, TRPA will honor that result as a local 
jurisdiction determination and no TRPA historic application is needed. In some cases, 
Placer County museums may make a partial determination and recommend that the 
applicant apply through TRPA for a final determination. In these cases, the applicant can 
submit a TRPA historic determination application and should provide the determination 
letter from Placer County.  

• Determinations of eligibility are made for buildings or structures 50 years of age or older 
if a proposed project could potentially impact the resource. Regular maintenance of a 
structure and replacement in-kind of materials do not trigger the need for a historic 
resource determination. (i.e. replacing a roof or windows with in-kind materials) 

• If a property is considered a potential historic resource, it alters the requirements for 
future project review and approvals.  

• Historic resource determinations may also be processed concurrent with project reviews.    

• See a historic overview, templates, surveys and inventories, evaluation criteria, Accela 

https://www.trpa.gov/wp-content/uploads/documents/Historic_Resource_Determination_Application.pdf
https://parcels.laketahoeinfo.org/
http://gis.trpa.org/permitreview/
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workflow, and training material on the Permitting & Compliance server. (staff access)

file://10.0.1.18/shares/groups/Current%20Planning/Historic%20Resources/00_HISTORIC%20RESOURCE%20TRAINING_NOV2018
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BANKING, CONVERSIONS, & TRANSFERS 

Applications allow development rights to be banked on a property; sold and transferred to 
another property; or converted to other land uses (e.g. from commercial to residential). These 
applications also include the transfer and banking of land coverage.  

To learn more about Development Rights, click here or here. 

VERIFICATION AND BANKING OF USE (VBOU)  

Verification and Banking of Use (VBOU) Application Link 
See the Verification and Determination section above.  

CONVERSION 

Conversion Application Link 
Per TRPA Code section 51.4, a project proponent may convert legally existing land use units from 
one type to another.  The following types of legally existing development rights are eligible for 
conversion: Commercial Floor Area (CFA), Multi or Single-Family Residential Unit of Use (RUUs), 
or Tourist Accommodation Units (TAUs).  

Only development verified by TRPA as legally existing, awarded as a bonus unit in accordance 
with Chapter 52 of the TRPA Code, or held in allocation pools with TRPA or the local jurisdiction 
are eligible to be converted.  

See TRPA’s online Conversion Calculator.  

Typical Review Time 
• Planner application review: 3-9 hours  

USEFUL TIPS:  
• Any remaining fraction of development rights resulting from a conversion will be banked 

on the parcel as commercial floor area (CFA). 

• See “Permitting Resources” in the General Application Review Procedures section. 

TRANSFER 

Transfer Application Link 
The Regional Plan allows the transfer of land coverage and development rights from one parcel 

https://vimeo.com/443503216
https://www.trpa.gov/wp-content/uploads/Factsheet_DR-Transactions.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/2/Banking_Verification_of_Existing_Development_Uses.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/Conversion_Info_Application.pdf
https://parcels.laketahoeinfo.org/BankedDevelopmentRight/ConversionCalculator
https://www.trpa.gov/wp-content/uploads/documents/archive/2/Transfer_of_Bankable_Rights_Application.pdf
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to another. To be eligible, the coverage or rights must first be verified and banked through a 
separate TRPA application. This transfer application confirms the land coverage or development 
right(s) is ready for transfer and provides the proper documentation through a deed restriction 
and the Parcel Tracker. Development rights may also be converted to different uses with a 
transfer application.  

Typical Review Time 
• Planner application review: 4-12 hours  

USEFUL TIPS:  
• A recorded deed restriction is required for the sending parcel. 

• The land capability of the transferred units/coverage should be clearly stated in the 
transfer permit (e.g., “This permit transfers XXX sf of Class 4 potential coverage”). 

• See “Permitting Resources” in the General Application Review Procedures section.  

ALLOCATION ASSIGNMENT 

Allocation Assignment Application Link 
The Regional Plan initiated the Allocation Assignment Program to encourage the retirement of 
sensitive lots (a vacant parcel with an Individual Parcel Evaluation System or IPES score of 725 or 
less) and to provide an alternative means for owners of vacant eligible parcels to obtain a 
residential allocation. In exchange for retiring a sensitive lot, thereby permanently restricting the 
parcel from future development, TRPA can issue a residential allocation to be utilized on a more 
stable, buildable parcel. Retiring the parcel from future development requires the owner to 
either donate or sell the sensitive parcel to a public entity with a land acquisition program or 
record a deed restriction which limits all future use of the property to open space.  

Typical Review Time 
• Planner application review: 4-12 hours  

https://www.trpa.gov/wp-content/uploads/documents/archive/Allocation_Assignment_Packet.pdf
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LOT CONFIGURATIONS & SUBDIVISIONS 

LOT LINE ADJUSTMENTS AND RIGHT-OF-WAY ABANDONMENTS 

Lot Line Adjustment and Abandonment Application Link 
Lot line adjustments and right-of-way abandonments are required to be reviewed and approved 
by TRPA to ensure there is no increase to development potential.   

Typical Review Time 
• Planner application review: 4-20 hours  

Tools and Resources 
• Lot Line Adjustment Findings  
• See “Permitting Resources” in the General Application Review Procedures section.  

USEFUL TIPS:  
• The permit should assign any development rights (coverage, PRUUs, etc.) to the resulting 

parcels so it is clear to permit outtake staff which development rights and coverage (and 
how much) will be going to each parcel.  

SUBDIVISIONS 

Subdivision Application Link 
Per TRPA code of ordinances Chapter 39, there are very specific allowances for subdivisions. New 
subdivisions cannot create new development potential in the region. The most common 
subdivision permit is for subdivision of existing structures, such as condominiums.   

Typical Review Time 
• Planner application review: 15-60 hours  

PARCEL CONSOLIDATIONS 

Parcel Consolidation Application Link 
A parcel consolidation or parcel merger is exempt from TRPA review and approval per TRPA Code 
Section 2.3.2.M provided a deed restriction permanently consolidating the parcels are recorded 
by the affected property owners. The merger is typically approved through the local county or 
city. TRPA will provide a deed restriction for the applicant. This is not considered a TRPA action 
and no review beyond the preparation of the deed restriction is completed by TRPA staff.  

https://www.trpa.gov/wp-content/uploads/documents/archive/Lot_Line_Adjustment_Application.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/LOT_LINE_ADJUSTMENT_FINDINGS_DOCUMENT.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/Subdivision_of_Existing_Structures_Application.pdf
https://www.trpa.gov/applications-forms/
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Typical Review Time 
o Planner application review: 1-2 hours  
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DEVELOPMENT PROJECTS 

SINGLE FAMILY DWELLING PROJECT  

Single Family Dwelling Project Application Link 
TRPA’s second most common permit (tree removal being the most common). A permit is required 
anytime there is a change in coverage or use. A permit may also be required on lakefront homes 
that are altering the lake facing façade, or historic properties that are changing exterior 
materials.    

Typical Review Time 
• Planner application review: 6-24 hours  
• Inspections: 4-6 hours 

USEFUL TIPS:  
• See the TRPA Permitting Guidelines for Residential BMPs.  

• To qualify, a parcel needs to have an existing BMP Certificate, improvements shall not 
impact sensitive land, add or relocate more than 500 square feet of coverage, or increase 
building height. 

• BMPs: 
o Include the general condition(s) that BMPs need to be maintained in perpetuity. 
o Require a BMP plan that shows existing BMPs on the property (this can be the one 

from the certification). 
o A BMP calculation spreadsheet is only required for the areas modified by the 

application. 
o The final line item in the permit - special condition 1, needs to read that the BMP 

certificate will not be re-certified. 

• Projects in the shoreland (lakefront properties) are subject to additional scenic review 
standards and are often more complex. For shoreland scenic reviews, please reference 
Chapter 66 of the TRPA Code of Ordinances and the Scenic Quality (Chapter 66) section 
of Appendix A.  

• If using a residential allocation or bonus unit, the planner should state the allocation 
number in Condition 1 of the permit. 

• See “Permitting Resources” in the General Application Review Procedures section.  

https://www.trpa.gov/wp-content/uploads/documents/archive/Single_Family_Dwelling_Project_Application.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/Single_Family_Dwelling_Project_Application.pdf
https://www.trpa.gov/wp-content/uploads/documents/BMP-Guidelines.pdf
https://www.trpa.gov/wp-content/uploads/TRPA-Code-of-Ordinances.pdf


TRPA Permitting Procedure Manual 
April 30, 2026 | Page 44 of 173 

MULTI-FAMILY DWELLING PROJECT  

Multifamily Dwelling Project Application Link 
This application is used when there are more than one residential unit of use, excluding ADUs. 
This could include projects within a homeowner’s association.  

Typical Review Time 
• Planner application review: 8-24 hours  
• Inspections: 4-8 hours 

Tools and Resources 
• Multi-Family Dwellings Sample Findings  
• See “Permitting Resources” in the General Application Review Procedures section.  

ACCESSORY DWELLING UNITS (ADUS)  

Single-Family Dwelling Residential Application Link  
Multifamily Dwelling Project Application Link 

Applicants proposing an accessory dwelling unit can apply to TRPA using a single family or multi-
family applications. As of 2024, TRPA is permitting all ADUs in the region, meaning these 
applications must be submitted directly to TRPA for TRPA environmental review using the online 
Accela Citizen Access portal. A separate building permit from the local jurisdiction may be 
required.   

Tools and Resources 
• General Overview about building ADUs in Tahoe 
• Overview on Deed Restrictions 
• Income-limits and criteria for Affordable, Moderate and Achievable Bonus Units 
• Housing overview 
• TRPA Project Review Checklists (staff access)  
• Options for RUU in the City (ADU) (staff access) 
• Other ADU Permitting Guidance (staff access) 
• See “Permitting Resources” in the General Application Review Procedures section.  

USEFUL TIPS:  
• Applicants requesting a bonus unit for an ADU must meet certain project criteria per 

TRPA Code of Ordinances section 52.3.4. The criterion includes distance requirements 
from transit stops, town centers, or areas zoned multi-family.  The TRPA housing 
eligibility map shows where this criterion applies as a green buffer.  

https://www.trpa.gov/wp-content/uploads/documents/archive/Multifamily_Dwelling_Project_Application.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/MFD_FINDINGS_DOCUMENT.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/Single_Family_Dwelling_Project_Application.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/Multifamily_Dwelling_Project_Application.pdf
https://www.trpa.gov/adus/
https://aca-prod.accela.com/TRPA/Default.aspx
https://www.trpa.gov/adus/
https://www.trpa.gov/applications-forms/deed-restrictions-for-affordable-housing/
https://www.trpa.gov/wp-content/uploads/documents/Income_Limits_Rent_Sale-Guidance_FINAL.pdf
https://storymaps.arcgis.com/stories/62ae9110d85c43ecb381eb3f3ccec196
https://storymaps.arcgis.com/stories/62ae9110d85c43ecb381eb3f3ccec196
https://tahoeregionalplanning.sharepoint.com/:f:/s/PermittingandCompliance/EsF615CJZ91BnwEu4jNjPDQBj-rPzX4ePC_HIaIWTOFBpw?e=8IYASe
https://tahoeregionalplanning.sharepoint.com/:b:/s/PermittingandCompliance/EeqkRXJ0IAlGnupyHU4xgTUBo6V7VgEODTuPmjU7uI1BPw?e=hBLh93
file://10.0.1.18/shares/groups/Permitting/6_Guidance%20Materials-Templates-How-Tos/3_Templates-Examples/ADUs
https://storymaps.arcgis.com/stories/62ae9110d85c43ecb381eb3f3ccec196
https://storymaps.arcgis.com/stories/62ae9110d85c43ecb381eb3f3ccec196
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• Even if an ADU is a conversion of existing space, TRPA requires a site plan and building 
floor plan with the application.  

• An RUU or bonus unit can be acquired through a number of different avenues. This 
guide (staff access) outlines available options for property owners in the City of South 
Lake Tahoe.  

• For deed-restricted ADUs, TRPA requires a grant deed and title report that have been 
issued within the last three months. It is important these documents are current. The 
grant deed will be used for the legal lot description when preparing the deed-restriction. 
The title report is reviewed by the staff planner to ensure all interested parties are listed 
on the application and there are no current deed-restrictions that could conflict with the 
proposal (e.g. a former deed-restriction for use of accessory living space that limits use 
may need to be rescinded). 

• Fees:  

o Deed-restricted/Bonus Unit ADUs: Projects using TRPA Bonus Units (deed-
restricted affordable, moderate, or achievable) do not need to pay application 
fees (i.e. filing fee, stormwater BMP fee, or filing fee) or a mobility mitigation fee. 
Other fees, such as project securities and excess coverage mitigation fees still 
apply.  

o Market rate ADUs: Projects including a market rate ADU are subject to TRPA 
application filing fees, mitigation and monitoring fees where applicable (including 
mobility mitigation fees), and project securities the same as other residential 
dwelling projects.  

• ADUs are NOT considered an increase in density. The ADU is accessory to a primary use. 
A multi-family land use distinction is not necessary. A single-family dwelling with one or 
more ADUs is still considered a single-family dwelling.  

• Accessory Living Area: When an accessory living area is proposed on a project, and it is 
not considered another unit (ADU), it needs to meet code section 21. Previously TRPA 
required a deed restriction constituting that the living area is not a separate unit. There 
is no requirement of this in the code and with the documentation in LT info and new ADU 
laws we have decided the deed restriction is not necessary any longer.  

• See Planner Tasks for ADUs on Microsoft Teams. (staff access) 

https://tahoeregionalplanning.sharepoint.com/:b:/s/PermittingandCompliance/EeqkRXJ0IAlGnupyHU4xgTUBo6V7VgEODTuPmjU7uI1BPw?e=bkjrfq
https://tahoeregionalplanning.sharepoint.com/:w:/s/PermittingandCompliance/ETgfzhjuLyhPhztO3F5aUQwBI0ijL4gKMmXvJaQcFL8uFQ?e=TeGAOS
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COMMERCIAL PROJECTS 

Commercial Project Application Link 
If the primary use is commercial (uses found in chapter 21 of the TRPA code of ordinances) and 
the project is not exempt per Chapter 2, a commercial application is required. Typically when an 
addition of CFA is included, the project requires Hearings Officer or Governing Board approval 
based on the amount of new floor area. See Hearings Officer or Governing Board Review.  

Typical Review Time 
o Planner application review: 10-40+ hours  
o Inspections: 4-8 hours 

TOURIST ACCOMMODATION PROJECTS 

Tourist Accommodation Application Link 
If the primary use is tourist accommodation (uses found in TRPA Code of Ordinances chapter 21) 
and the project is not exempt per Chapter 2 an application is required.  

Typical Review Time 
o Planner application review: 10-40+ hours  
o Inspections: 4-8 hours 

PUBLIC SERVICE PROJECTS 

Public Service Application Link 
If the primary use is public service (uses found in TRPA Code of Ordinances chapter 21) and the 
project is not exempt per Chapter 2, or an adopted MOU, an application is required. 

Typical Review Time 
o Planner application review: 10-40+ hours  
o Inspections: 4-8 hours 

RECREATION PROJECTS 

Recreation Application Link 
If the primary use is recreation (uses found in TRPA Code of Ordinances chapter 21) and the 
project is not exempt per Chapter 2, or an adopted MOU, an application is required. 

Typical Review Time 
o Planner application review: 10-40+ hours  

https://www.trpa.gov/wp-content/uploads/documents/archive/Commercial_Project_Application.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/Tourist_Accommodation_Packet.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/2/Public_Service_Application.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/Recreation_Project_Application.pdf
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o Inspections: 4-8 hours 

GRADING & EARTH MOVING 

GRADING PROJECTS 

Grading Project Application Link 
Grading permits are for projects that only include a grading, excavation, filling or backfilling 
component without an associated development project. Grading and digging season for 
permitted projects at Lake Tahoe is from May 1 through October 15. 

Grading projects are confined to drier months to protect Lake Tahoe’s water quality from sources 
of erosion and sediment that harm water quality. Working in dry conditions prevents loose soil 
and mud from washing away from project sites and into streams and ultimately Lake Tahoe. 

Not all digging requires a permit. Homeowners can move up to three cubic yards of soil in 
sensitive areas and 10 cubic yards on non-sensitive areas provided the activity is completed 
within a 48-hour period, the excavation or grading is not a part of a larger permitted project, and 
the excavation site is stabilized to prevent erosion. See TRPA Code of Ordinances section 2.3.2.E 
for complete list of criteria for exempt grading activities. 

Typical Review Time 
o Planner application review: 3-9 hours 
o Inspections: 4-6 hours  

DRIVEWAY/PARKING AREA PAVING 

Driveway Parking Area Paving Application Link 
Driveway and parking area paving permits are used for paving of existing driveways and parking 
areas. If coverage is changing, the applicant will need to apply using the TRPA application based 
on the land use. For example, if an applicant wants to expand their driveway for a single-family 
dwelling then a single family dwelling application should be use. Driveway paving permits 
typically do not include the review of coverage changes.  

Typical Review Time 
o Planner application review: 2-6 hours 
o Inspections: 4-6 hours  

USEFUL TIPS: 
• This application type can only be used for existing driveways or parking areas with no 

https://www.trpa.gov/wp-content/uploads/documents/Grading_Project_Application.pdf
https://www.trpa.gov/wp-content/uploads/documents/Driveway_Parking_Area_Application.pdf
https://www.trpa.gov/wp-content/uploads/documents/Driveway_Parking_Area_Application.pdf
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change in coverage.  

• This application ONLY allows paving of up to 400 square feet (approximate size for two 
off-street parking spaces). Anything above 400 square feet will require a verification of 
land capability and land coverage.  

• If no driveway or parking area exists, the applicant is required to verify land capability and 
land coverage.  

• Mapped land capability may be used for this application type when verified land capability 
is not available.  

• See also the BMP Retrofit application type. Applicants can pave up to 400 square feet of 
an existing driveway with a BMP Retrofit Permit as long as BMPs for the entire site are 
maintained or being installed as part of the project. The advantage of the BMP Retrofit 
Permit is that this application is free of charge, whereas there is an application filing fee 
for the Driveway/Parking Area Paving application.  

• See also Appendix A: TRPA Code of Ordinances Review Guidance for Chapter 34: 
Driveway and Parking Standards and Chapter 60: Water Quality.  

UNDERGROUND TANK REMOVAL 

Underground Tank Removal Application Link 
For the removal of underground tanks. When underground tanks are being removed the 
requirement of a soils hydro application is waived.   

Typical Review Time 
• Planner application review: 5-12 hours  
• Inspections: 4-6 hours 

GRADING SEASON EXCEPTION 

Grading Season Exception Application Link 
The Lake Tahoe Basin grading season runs from May 1 through October 15. Outside of the grading 
season, construction sites must be winterized and all soil disturbing activities (excavating, 
backfilling, etc.) are prohibited unless a Grading Season Exception (GSE) is issued by TRPA. 
Exceptions are only approved for projects where an emergency exists and the grading is 
necessary for the protection of public health and safety, for erosion control purposes, or for the 
protection of water quality. Grading Season Exceptions are not issued to excavate a new 
foundation. ALL grading season exception applications must be submitted to TRPA regardless 
of which agency issued the permit.  

https://www.trpa.gov/wp-content/uploads/documents/archive/Underground_Tank_Removal_Project_Application.pdf
https://www.trpa.gov/inspections-and-securities/
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The following activities do not require an exception, even outside the grading season: 

• Up to three cubic yards of soil disturbance (when not part of a larger project) if completed 
within 48 hours and the site is stabilized to prevent erosion 

• Paving, if all grading and base compaction is already completed 
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SHOREZONE PROJECTS 

SHOREZONE-LAKEZONE PROJECTS 

Shorezone Lakezone Application Link 
Required when a project is within the shorezone, including the nearshore, foreshore, backshore, 
and lakezone.  

Typical Review Time 
• Can vary depending on project scope, noticing, and complexity.  

Tools and Resources 
• See “Shoreline” section on the TRPA Applications & Forms webpage.  
• Scenic Protection Program webpage. 
• Shoreline Map 
• Permit Review Map 
• See “Permitting Resources” in the General Application Review Procedures section.  
• See Applying TRPA’s Scenic Scoring System in the Shorezone and the Shoreland on 

Microsoft Teams. (staff access) 

USEFUL TIPS:  
Development Standards for Single-Use Piers Checklist (Code 84.4.3.B)  

• Length: 6,219 or PHL, unless can make findings for 84.4.3.B.2.b.i and ii  
• Perpendicular to the shoreline, as feasible  
• Pier head width = 10 feet (does not include accessories)  
• 20 feet from adjacent littoral parcel boundary projection lines  
• Visible mass (allowable) = 220 square feet or less  
• Pierheads shall sit a minimum of 40 feet from neighboring pierheads  
• 90 percent open piling  
• Pier deck height = 6,232; 6,234 if findings are made  
• One catwalk; max dimensions 3’ x 30’  
• One boatlift, 6,000 lb. to 12,000 lb. allowed 

Development Standards for Multiple-Use Piers Checklist (Code 84.4.3.B)  
• Length: 30 feet past 6,219 or 60 feet past PHL, whichever is more limiting. Additional 15 

feet for piers serving 3 or more parcels   
• Perpendicular to the shoreline, as feasible  
• Pier head width = 15 feet (does not include accessories)  

https://www.trpa.gov/wp-content/uploads/documents/Shorezone_Project_Application.pdf
https://www.trpa.gov/applications-forms/
https://www.trpa.gov/scenic-protection-program/
https://gis.trpa.org/ShorelineMap/
https://gis.trpa.org/permitreview/
https://tahoeregionalplanning.sharepoint.com/:w:/s/PermittingandCompliance/EU96o3zPQe1Lnnwc-WMpY0MBv0jeCQcwKn9hW9ICIlEEeg?e=V1fWkX
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• 20 feet from adjacent littoral parcel boundary projection lines  
• Visible mass (allowable): 

o Single parcel pier = 220 sq.ft.  
o 2 primary residential littoral parcels or 3 or 4 residential units on same parcel = 

400 sq.ft. 
o 3 primary residential littoral parcels or 5-20 residential units on same parcel = 460  
o 4 primary residential littoral parcels or more than 20 residential units on same 

parcel = 520  
• Pierheads shall sit a minimum of 40 feet from neighboring pierheads  
• 90 percent open piling  
• Pier deck height = 6,232; 6,234 if findings are made  
• Catwalks: 

o 2 primary residential parcels = up to two catwalks, 3’x 30’ 
o 3 or more primary residential parcels = up to two catwalks, 3’x 45’  

• One boatlift per parcel eligible for shorezone development, up to a max of 4 

MARINA PROJECT 

Marina Project Application Link 
Required when a project is at a marina. Projects can range from minor to major projects within a 
marina. 

MOORING BUOY 

Mooring Buoy Application Link 
Existing mooring permitting and registration is completed through the Mooring Registration 
system on the Lake Tahoe Info platform. New buoys, buoy relocation, & low-water blocks are 
permitted through the shorezone project application. See also Buoy Tag Mailer Procedures. (staff 
access)  

TAHOE YELLOW CRESS SURVEY 

Tahoe Yellow Cress Survey Application Link  
A TYC survey is required when work is being done on the shores of Lake Tahoe. The TYC survey is 
applied for directly through the Accela Citizen Access portal.  

https://www.trpa.gov/wp-content/uploads/Marina_Project_Application.pdf
https://www.trpa.gov/wp-content/uploads/documents/Shorezone_Project_Application.pdf
https://parcels.laketahoeinfo.org/MooringRegistration/Welcome
https://parcels.laketahoeinfo.org/MooringRegistration/Welcome
https://tahoeregionalplanning.sharepoint.com/:w:/s/PermittingandCompliance/EeFXhhVTbdVAtqQTqJPodsgB8IC2tQGDYJYWLYSN-K39gw?e=Zl8VW1
https://aca-prod.accela.com/TRPA/Default.aspx
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GENERAL PROJECTS 

SIGN PROJECTS 

Sign Application Link 
Required when the sign activity does not meet the requirements of Chapter 2 to be exempt.    

Typical Review Time 
• Planner application review: 4-10 hours  
• Inspections: 4-6 hours 

Tools and Resources 
• See “Permitting Resources” in the General Application Review Procedures section.  

TEMPORARY USES, ACTIVITIES, AND STRUCTURES 

Temporary Application Link 
This application type is used for uses and activities that that are temporary in nature. It can also 
be used for businesses that are trying to determine if their business plan is feasible. Temporary 
activity permits are good for six months with the option of one six-month extension.  

Typical Review Time 
• Planner application review: 5-12 hours  
• Inspections: 4-6 hours 

PLAN REVISIONS 

• Plan revisions are required when there are changes to the plans that affect the TRPA 
review after a conditional permit is issued, or the permit is acknowledged. Changes could 
include coverage, height, and floor plans.  

• Plan revisions must be initiated through TRPA staff, either the issuing planner or 
inspector.  

• Plan revisions are created by going into the workflow in Accela. It must be on 
Acknowledgement. When in the acknowledgement workflow there is an option for plan 
revision. This will create a new Accela cap type with the same file number plus an –01, or 
–02 depending what number plan revision it is.  

• If the findings, V(G) checklists, and FONSE are not changed from the original approval, 

https://www.trpa.gov/wp-content/uploads/documents/Sign_Packet.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/Temporary_Uses-Activities-Structures_Application.pdf
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they are not required to be updated. Please put a note in the Accela general comments 
to review the original file for findings. Significant revisions will require updated checklists. 

EMERGENCY PERMIT SERVICES AND CALAMITIES  

If an emergency impinges on water quality or public health and safety, the work can typically be 
done and retroactively permitted. Applicants should contact TRPA Compliance Program Manager 
as soon as possible.  

Emergency Approval Process 
• Put a short scope of work in writing via email to begin the discussion and proposed action 

with TRPA staff. Include photos or any other means to document the emergency. This is 
especially important if there is a structure involved or coverage. 

• Review the scope of work with the inspectors and department manager.  

• Once discussed, approve the emergency via email (if able). 

• The applicant should complete and submit both the appropriate application and the 
Expedited Review Petition to the best of their ability as soon as possible and no later than 
within 10 days of the work performed. Intake staff and any assigned staff will work with 
the applicant to ensure the application is complete. The petition will be reviewed by the 
Department Manager.  

• If between October 16th - April 30th and grading is involved, the applicant will need to 
also apply for a grading season exception. TRPA compliance inspectors will review the 
request for a grading season exception.  

• In all situations, temporary BMPs should be installed. The applicant can work with TRPA 
staff to determine what would be appropriate.  

Exceptions 
• In rare circumstances, significant emergencies may warrant immediate action. In these 

situations, TRPA verbal approval may be appropriate. The process above should still be 
followed retroactively. (e.g. active sewer leak to or withing Lake Tahoe) 

Retroactive Application Process 
• Structural Repair in-kind can be processed as a QE if it meets code section 2.3.2. If the 

cost is greater than allowed under structural repair, the project gets bumped to structural 
addition/modification QE (with no mitigation fee required if the issue was caused by a 
calamity). 

• The applicant/proponent has 18 months to apply for a permit or banking application if 

https://www.trpa.gov/inspections-and-securities/
https://www.trpa.gov/wp-content/uploads/documents/archive/Petition_for_Expedited_Review_Forms.pdf
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the calamity includes a development right. Otherwise, the development right goes away, 
with the potential to revert to a PRUU (if the parcel would have received one). 

• If the use is non-conforming, they have one year to reconstruct, per chapter 21.5.1 
(except in the shorezone per chapter 81.6.1.A). 

• Modifications that deviate from “in-kind” repair require full TRPA review (verifications, 
permits, etc.) 

TREE REMOVAL 

Tree Removal Application Link 
A permit is required to remove live trees greater than 14 inches diameter at breast height (DBH) 
as long as the house is not along the lakeshore. If the house is along the lakeshore, a permit is 
required to remove trees greater than six inches DBH between the house and the lake. Trees not 
between the house and the lake only need a tree removal permit if they are live trees greater 
than 14 inches DBH. 

Trees of any size that were planted or retained as part of a permit, or that are in a Stream 
Environment Zone or backshore area, require a permit for removal. The backshore area is the 
sensitive area adjacent to the Lake. 

For more information, visit TRPA’s Trees and Defensible Space webpage. 

STORMWATER BEST MANAGEMENT PRACTICES (BMPS) 

Stormwater Best Management Practices Retrofit Permit  

Small BMP Retrofit Plan Process 

Best Management Practices, also known as BMPs, capture and infiltrate stormwater and stabilize 
soil to prevent erosion. This simulates pre-development conditions when precipitation would 
soak into the ground and be filtered by the soil, rather than running over impervious surfaces 
(like roofs and roads), collecting pollutants such as sediment and nutrients as it travels, and 
ultimately ending up in Lake Tahoe. 

Once a property meets TRPA’s BMP requirements, TRPA issues a BMP Certificate. To find out if a 
property has a BMP Certificate, visit the Parcel Tracker and enter the property address.  

With a Small BMP Retrofit application type, applicants can pave up to minimum necessary, or 
“reasonably sized”, compacted soil area to access a house from the roadway as long as BMPs for 
the entire site are maintained or being installed as part of the project.  

https://www.trpa.gov/wp-content/uploads/documents/archive/Tree_Removal_Application.pdf
https://www.trpa.gov/trees-and-defensible-space/
https://www.trpa.gov/wp-content/uploads/documents/BMP_Retrofit_Application.pdf
https://tahoebmp.org/SmallBMPRetro.aspx?AspxAutoDetectCookieSupport=1
https://parcels.laketahoeinfo.org/
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A “reasonably sized” area does not mean paving all compacted bare soil. For example, if a 
property as a two car garage set back 30 feet from the road with a dirt driveway in front of it, 
TRPA may allow the property owner to pave an area the width of their garage out to the street. 
Or, if a house is set back 60 feet from the road and the property has a compacted bare soil 
driveway that is 60 feet long and 15 feet wide, we will allow them to pave a driveway that is 60 
feet long and 10 feet wide. All areas that are not paved shall be blocked off with appropriate 
parking barriers and shall be restored and revegetated to natural conditions. 

A Small BMP Retrofit Permit does not verify land capability or coverage on a property. If a 
property owner has a large amount of compacted bare soil that potentially is legally existing 
(established and used prior to 1972), but has not been verified yet, they could potentially lose 
coverage credit as part of this approval. Instead, the applicant should consider completing a 
verification through a separate TRPA application to verify legally existing soft coverage prior to 
paving. 

The advantage of the BMP Retrofit Permit is that this application is free of charge, whereas there 
is an application filing fee for the Driveway/Parking Area Paving application.  

The Small BMP Retrofit Permit to allow property owners to pave a “reasonably sized” compacted 
soil area that is in excess of the minimum allowable driveway per their respective jurisdiction; 
only if all other BMPs are installed along with the paving. Be clear that we are not legally verifying 
the coverage for the property owner. We are simply allowing them to BMP their compacted bare 
soil parking area, and direct the runoff for onsite infiltration. 

For more information, visit TRPA’s Stormwater & BMP webpage or call the BMP hotline at 775-
589-5202. 

USEFUL TIPS: 

• See the TRPA Permitting Guidelines for Residential BMPs.  

• The Small BMP Retrofit Permit ONLY allows paving of up to the minimum necessary.  

• Mapped land capability may be used for this application type when verified land capability 
is not available.  

• Land capability and coverage are NOT verified as part of a Small BMP Retrofit permit.  

• See also Appendix A: TRPA Code of Ordinances Review Guidance for Chapter 34: 
Driveway and Parking Standards and Chapter 60: Water Quality.  

https://www.trpa.gov/programs/environmental-improvement-program/stormwater-bmps/
https://www.trpa.gov/wp-content/uploads/documents/BMP-Guidelines.pdf
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ENVIRONMENTAL IMPROVEMENT PROGRAM (EIP) PROJECTS  

EIP Application Link 
EIP projects are those projects that directly contribute to environmental thresholds in the region 
such as water quality, transportation, wildlife, ecosystem conservation, and scenic resources. 
These projects are typically publicly funded. This application is ONLY for recognized EIP projects 
that require TRPA review and approval. Applicants should include the Environmental EIP project 
number. This can be found on Lake Tahoe Info EIP Project Tracker. 

WOOD HEATER RETROFIT 

Wood Heater Statement of Compliance Form Link 
All existing wood heaters, excluding legally existing open fireplaces, must comply with emission 
standards prior to any sale, transfer or conveyance of any building. (TRPA Code of Ordinances 
section 65.1.4.B.1) A seller(s) is required to complete the compliance form found in this packet, 
submit that to TRPA, and provide the form to the buyer prior to the close of escrow. 

A wood heater compliance form is not required for real property transfers such as Trusts and 
Limited Liability Corporations or for any structure where wood stoves were replaced in 
conformance with the Wood Heater Retrofit Program. 

Wood heaters installed in the region shall not cause emissions greater than those shown 
below:  

• Catalytic wood heaters: 4.1 grams of particulates per hour 
• Non-catalytic wood heaters:  7.5 grams of particulates per hour 

NOTICE OF APPEAL 

Notice of Appeal Application Link 
 This packet shall be used for appealing a decision by the Tahoe Regional Planning Agency (TRPA) 
or a final decision made by a lead agency regarding an activity or project within a conforming 
Area Plan pursuant to a Memorandum of Understanding (MOU). 

CONSTRUCTION SCHEDULE EXTENSION 

Construction Schedule Extension Application Link 
A construction schedule extension application must be submitted to the agency who issued the 
permit, in certain cases this is TRPA or the local jurisdiction.  

https://www.trpa.gov/wp-content/uploads/documents/archive/EIP_Project_Review_App.pdf
https://eip.laketahoeinfo.org/Project/FiveYearList
https://eip.laketahoeinfo.org/
https://www.trpa.gov/wp-content/uploads/documents/archive/Wood_Heater_Statement_of_Compliance__Fact-Sheet.pdf
https://www.trpa.gov/wp-content/uploads/NOTICE-OF-APPEAL_APPLICATION.pdf
https://www.trpa.gov/wp-content/uploads/NOTICE-OF-APPEAL_APPLICATION.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/Construction_Schedule_Extension_Application.pdf


TRPA Permitting Procedure Manual 
April 30, 2026 | Page 57 of 173 



TRPA Permitting Procedure Manual 
April 30, 2026 | Page 58 of 173 

 

TRPA Permitting Procedure Manual 

III. APPLICATION REVIEW 
PROCEDURES 



TRPA Permitting Procedure Manual 
April 30, 2026 | Page 59 of 173 

This section provides step-by-step guidance for staff planners to use during the application 
submittal, project review, permit issuance, inspection, and monitoring phases of a project or 
activity.  

The section is organized as follows:  
• Levels of Review 
• Memorandums of Understanding (MOUs) 
• General Application Review Procedures 
• Withdrawal Policy 
• Inspections & Securities 
• Permit Outtake 
• Time Management & Review Schedules 

 
USEFUL TIPS:  

• Appendix A: TRPA Code of Ordinances Review Guidance of this manual includes a 
detailed overview, or “cheat sheet”, of the TRPA Code of Ordinances and evaluation 
considerations and review guidance for TRPA applications. 

• PLANNERS & PERMITTING TECHNICIANS : The TRPA Permitting & Compliance 
Department maintains checklists, templates, and other guidance materials on the agency 
Microsoft Teams channel. Refer to these resources during project review and answering 
questions.  

LEVELS OF REVIEW 

TRPA has different levels of review depending on the project scope and requirements of the 
Code, Rules of Procedure, and plans. The level of review is generally indicative of the complexity 
of the project or activity and may impact fees, process timelines, and project considerations or 
requirements.  

• Exempt and Qualified Exempt (QE) Activities 
• Minor Projects  
• General Project Applications (Staff Level) 
• Enhanced Staff Level Review Projects (Public Noticing) 
• Hearings Officer or Governing Board Review & Approval (Public Hearing) 

EXEMPT AND QUALIFIED EXEMPT ACTIVITIES 

TRPA Code Section 2.3 identifies activities that are Exempt from TRPA review. Some of the 

https://teams.microsoft.com/l/channel/19%3a52b27aac734a43ae999302d0bf8ebca8%40thread.tacv2/Guidance%2520Materials-Templates?groupId=c317708f-4672-4063-b51f-e42181438975&tenantId=c645c426-14d5-4163-b0f9-2ea8c375d8f1
https://www.trpa.gov/wp-content/uploads/TRPA-Code-of-Ordinances.pdf
https://www.trpa.gov/wp-content/uploads/documents/Exempt_Packet.pdf
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Exempt activities are further classified as “Qualified Exempt (QE)” in subsection 2.3.6. Additional 
Exempt and QE activities in the shorezone are identified in sections 82.4 and 82.5. 

Fully exempt activities may proceed without any application or submittal to TRPA. 

QEs are not official TRPA approvals, or actions. There is no TRPA review associated with a QE 
application. The QE application and declaration form are submitted online by the property 
owner. TRPA will automatically issue a received notice the same day and the owner can proceed 
with the activity. A QE is a declaration that the proposed activity qualifies as a QE and any 
applicable requirements are met. TRPA staff will complete a quarterly audit of QE declarations. 
Staff will randomly select 5% of the total number of declarations submitted during the period to 
review for completeness, accuracy, and compliance.  

Processing Timeline 
• Declaration form required at least three days prior to the activity (or five days prior to the 

activity if located within the shorezone). 
• 1 day, immediate notification that the QE was received.  

Qualified Exempt Considerations 
• Must be submitted  
• Coverage may not be created or relocated as part of the activity. 
• Mitigation fees and BMP retrofit plans are required for structural remodeling and 

additions.  
• Mobility mitigation fees are required for changes of use. 
• No verifications or TRPA approvals are included as part of a declaration submittal. 
• QE declarations are still subject to TRPA inspections and compliance enforcement.  

Qualified Exempt Acceptance Process 
• A QE declaration is submitted online via the Accela Citizen Access portal and marked 

received.  
o As part of the declaration process, applicants will pay mitigation fees (excess 

coverage & mobility mitigation) if applicable. 
• Non-shorezone: Accela will automatically produce an acceptance letter with legal 

language about the submittal and proposed activity.  
• The Shorezone QE process is different and is described in the shorezone section below.  

For more information, see the Qualified Exempt Activity Packet or Shorezone QE Packet.  

https://www.trpa.gov/wp-content/uploads/documents/Qualified_Exempt_Activity_Application.pdf
https://aca-prod.accela.com/TRPA/Default.aspx
https://www.trpa.gov/wp-content/uploads/documents/Qualified_Exempt_Activity_Application.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/QE_Declaration_form.pdf
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MINOR APPLICATIONS 

Minor applications are those projects that are relatively simple in scope, routine, and present a 
low risk to potential environmental impacts. Applications that require complex reviews or special 
findings do not qualify.  These minor applications will have shorter review times, less complex 
application requirements, simplified reviews, and a dedicated review team. Qualifying Minor 
Applications are listed in the Rules of Procedure Section 5.4 and in the Minor Application 
Information Packet. 

Criteria for Minor Applications generally exclude projects for which special findings need to be 
made. Standard findings for these types of applications are pre-drafted. Planners will need to 
verify the standard findings apply or identify supplemental findings before approving permits.  

Processing Timeline 
• 15 days or less completeness review to ensure the application meets minor requirements 

and all required checklist items have been provided by the applicant. 

• 40 days or less for project review and permit issuance or other TRPA action. 

• 14 days or less for permit acknowledgement. The issued permit may contain conditions 
of approval that will need to be met prior to acknowledgment, or finalizing the permit. 
These may include changes to site plans, payment of mitigation or monitoring fees, 
payment of security fees, and other items. See Permitting Process for more information. 

• At each step of the application review, the planner may contact the applicant to ask 
questions or request clarifications or modifications to the project proposal. Timelines are 
paused while TRPA is waiting for responses or resubmittal of requested items.  

Process 
• Review the TRPA Permitting Process guide.  

• Apply online via the Accela Citizen Access online portal.  

• Use the corresponding PDF application for the project, dependent on the use. 

• Mark the minor application check box during step 3 in the online application process.  

• Ensure all required checklist items are included in the application.  

• Minor application permit revisions that exceed the minor application criteria will be 
processed as regular applications.  

• Reference the Initial Environmental Checklist (IEC) for Minor Applications on Microsoft 
Teams. (staff access) 

https://www.trpa.gov/regional-plan/#rules
https://www.trpa.gov/wp-content/uploads/documents/Minor-Applications-Information-Packet.pdf
https://www.trpa.gov/wp-content/uploads/documents/Minor-Applications-Information-Packet.pdf
https://www.trpa.gov/wp-content/uploads/documents/Permittting-Process.pdf
https://www.trpa.gov/wp-content/uploads/documents/Permittting-Process.pdf
https://aca-prod.accela.com/TRPA/Default.aspx
https://www.trpa.gov/applications-forms/
https://tahoeregionalplanning.sharepoint.com/:b:/s/PermittingandCompliance/EUsi2cnENVlPhiPkE19-sOEBctWsO0BaQzADZvdIX4iaCw?e=wgCGfZ
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GENERAL APPLICATIONS (STAFF LEVEL) 

Applications that do not qualify as a minor applications and do not require public hearing or 
public noticing are considered general staff level applications.  

Processing Timeline 
• 30 days or less completeness review to ensure the application all required checklist items 

have been provided by the applicant. 

• 80 days or less for project review and permit issuance or other TRPA action. 

• 14 days or less for permit acknowledgement. The issued permit may contain conditions 
of approval that will need to be met prior to acknowledgment, or finalizing the permit. 
These may include changes to site plans, payment of mitigation or monitoring fees, 
payment of security fees, and other items. See Permitting Process for more information. 

• At each step of the application review, the planner may contact the applicant to ask 
questions or request clarifications or modifications to the project proposal. Timelines are 
paused while TRPA is waiting for responses or resubmittal of requested items.  

Process 
• Review the TRPA Permitting Process guide.  

• Apply online via the Accela Citizen Access online portal.  

• Use the corresponding PDF application for the project, dependent on the use. 

• Ensure all required checklist items are included in the application.  

ENHANCED STAFF LEVEL (PUBLIC NOTICING) 

TRPA’s Projects Requiring Public Hearing or Noticing guide is available online and lists all 
applicable projects.  

Processing Timeline 
• 30 days or less completeness review to ensure the application all required checklist items 

have been provided by the applicant. 

• 80 days or less for project review, a draft conditional permit, and notices to be mailed. 

• 120 days or less for permit issuance or other TRPA action. 

• 14 days or less for permit acknowledgement. The issued permit may contain conditions 
of approval that will need to be met prior to acknowledgment, or finalizing the permit. 
These may include changes to site plans, payment of mitigation or monitoring fees, 

https://www.trpa.gov/wp-content/uploads/documents/Permittting-Process.pdf
https://www.trpa.gov/wp-content/uploads/documents/Permittting-Process.pdf
https://aca-prod.accela.com/TRPA/Default.aspx
https://www.trpa.gov/applications-forms/
https://www.trpa.gov/wp-content/uploads/documents/Projects-Requiring-Public-Hearing-or-Noticing.pdf
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payment of security fees, and other items. See Permitting Process for more information. 

• At each step of the application review, the planner may contact the applicant to ask 
questions or request clarifications or modifications to the project proposal. Timelines are 
paused while TRPA is waiting for responses or resubmittal of requested items.  

Fee Multiplier 
• Application filing fee applicable for project type.  
• Fee multiplier of 1.25 applied to the filing fee.  
• Other fees as applicable for the project type. 

Public Noticing 
• Noticing requirements are outlined on TRPA applications. The applicant is responsible for 

submitting materials at the same time as they submit the project application. Required 
materials include the following:  

o List of names, addresses, and APNs of property owners within 300’ of the project 
area perimeter. 

o Stamped, addressed 4 1/8  x 9 1/2” gummed closure (NOT peel and stick) 
envelopes to the same mailing addresses with no return address. Mailing 
envelopes shall be delivered to TRPA offices. 

o A 8 ½ x 11” plan reduction of site plan, elevations, and floor plans. 

• The Permitting & Compliance Executive Assistant will be responsible for receiving the 
required materials, cataloguing those at an assigned location, and updating the Accela 
project file that the materials were received.  

• Noticing should occur after the preliminary planner review. See Rules of Procedure Article 
12.  

• See template on Microsoft Teams. (staff access) The notice should include a brief 
description of what is being proposed in a manner that is understandable to a layperson 
and a site plan. When possible, keep the notice to one page. The notice should include a 
link to the project on the Parcel Tracker.  

• Parties will have 14 calendar days after the date of the notice to provide comments.  

• Planners should consider comments received in relation to code requirements.  

• An application may be approved after the 14 day comment period. 

• Agency Public Comment Policy is viewable on the TRPA website.  

• TRPA Executive Assistants maintain a dedicated inbox for receiving public comment: 
publiccomment@trpa.gov.  

https://www.trpa.gov/wp-content/uploads/documents/Permittting-Process.pdf
https://www.trpa.gov/regional-plan/#rules
https://tahoeregionalplanning.sharepoint.com/:f:/s/PermittingandCompliance/Ek0rSWjLF6dNqf7gXAW9BkIBnJG755fkmEJMf8UrplC21g?e=tMiYTk
https://www.trpa.gov/contact/
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• If staff receives any public comment to their direct email, the staff person will respond 
and copy publiccomment@trpa.gov with the following message: “Thank you for your 
email. Please send or copy all future public comments to publiccomment@trpa.gov.” If 
there are specific questions that the planner should respond to, please do so and copy 
‘publiccomment’ in their response. The planner can set up the above as a Template 
response in their Outlook by following these directions. 

• If the need for public noticing is discovered during an application review, the planner 
needs to inform the applicant and verify that the additional application material and fees 
have been submitted.  

Process 
• Review the TRPA Permitting Process guide.  
• Apply online via the Accela Citizen Access online portal.  
• Use the corresponding PDF application for the project, dependent on the use. 
• Ensure all required checklist items are included in the application.  

HEARINGS OFFICER OR GOVERNING BOARD REVIEW AND APPROVAL 

TRPA’s Projects Requiring Public Hearing or Noticing guide is available online and lists all 
applicable projects.  

When Hearings Officer or Governing Board review is required, additional steps must be taken. 
This is a higher-level review that requires additional documentation, noticing and a public 
hearing. Through this process, staff will provide a recommendation to the Hearings Officer or 
Governing Board for their consideration in making the final decision.  

This level of review requires: 
• Public Noticing  
• Special use findings 
• A staff summary 
• Presentation to the HO or GB for consideration of approval 

Processing Timeline 
• 30 days or less completeness review to ensure the application all required checklist items 

have been provided by the applicant. 

• 80 days or less for project review, a draft conditional permit, and notices to be mailed. 

• 120 days or less for permit issuance or other TRPA action. 

• 14 days or less for permit acknowledgement. The issued permit may contain conditions 
of approval that will need to be met prior to acknowledgment, or finalizing the permit. 

mailto:publiccomment@trpa.gov
https://support.microsoft.com/en-us/office/create-an-email-message-template-43ec7142-4dd0-4351-8727-bd0977b6b2d1#:%7E:text=Create%20an%20email%20message%20template%201%20On%20the,name%20for%20your%20template%2C%20and%20then%20click%20Save.
https://www.trpa.gov/wp-content/uploads/documents/Permittting-Process.pdf
https://aca-prod.accela.com/TRPA/Default.aspx
https://www.trpa.gov/applications-forms/
https://www.trpa.gov/wp-content/uploads/documents/Projects-Requiring-Public-Hearing-or-Noticing.pdf
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These may include changes to site plans, payment of mitigation or monitoring fees, 
payment of security fees, and other items. See Permitting Process for more information. 

• At each step of the application review, the planner may contact the applicant to ask 
questions or request clarifications or modifications to the project proposal. Timelines are 
paused while TRPA is waiting for responses or resubmittal of requested items.  

Fee Multiplier 
• Application filing fee applicable for project type.  
• Fee multiplier of 1.4 (Hearings Officer) or 1.8 (Governing Board) applied to the filing fee.  
• Other fees as applicable for the project type. 

Public Noticing 
See section above in “Enhanced Staff Level”. 

• Public noticing is required no later than 14 calendar days before the hearing.  

Special Use Findings 
• See TRPA Code of Ordinances Section 21.2. 

• Special use findings are made to determine to ensure the project meets the rules and 
regulations of the TRPA code of ordinances and determine the level of environmental 
review required for the project. 

Staff Summary 
• The staff summary is the report prepared by the planner for the public hearing.  

• Important deadlines of hearing notices, draft staff summaries, and reviews are posted to 
the TRPA shared drive. (staff access) 

• The planner is responsible for routing the draft staff summary with permit to their 
supervisor, legal staff, and assistants per the deadline sheet above.  

• One week prior to the hearing, the Executive Assistants will send the staff summary and 
any attachments to the Hearings Office or Governing Board members and post the 
materials online.  

Presentation to the Hearings Officer or Governing Board 
• For Hearings Officer – The planner will be required to present the project and answer any 

questions the Hearings Officer or public might have. The planner should inform the 
applicant of the hearing date and of any comments received. It is acceptable to send 
comments to the applicant. The planner should also inquire if the applicant or their 
representative plans to attend the hearing either remotely or in-person. If they do plan 

https://www.trpa.gov/wp-content/uploads/documents/Permittting-Process.pdf
https://www.trpa.gov/wp-content/uploads/TRPA-Code-of-Ordinances.pdf
file://10.0.1.18/SDrive/Governing%20Board-APC-Hearings%20officer
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to attend, inform the Executive Assistants so that they are prepared to allow speaking 
access. During the hearing, the planner should ask the applicant if they wish to comment 
after their presentation.  

• For Governing Board – See notes above for Hearings Officer. In coordination with the 
Department Manager, the planner will need to determine if the project will be on consent 
calendar or be heard as an agenda item at the public hearing. 

o Consent calendar – A few slides representing the project should be prepared in 
case the project gets pulled from consent 

o Public Hearing – Prepare a presentation for the meeting. Coordinate with 
applicant.   

USEFUL TIPS:  
• As soon as a project requiring a public hearing is assigned, the reviewing planner should 

email the Executive Assistants and tentatively calendar the project for hearing 80-100 
days from the date of a complete application. This tentative date can be updated as the 
review progresses.  

• Work with the applicant through the process. Review the staff summary and draft permit 
with the applicant and resolve concerns in advance if possible.  

• For projects where the special use findings have already been made, and the use on the 
property is not changing, the project does not need to meet special use findings again.  

o For example: Hearings Officer and hold harmless requirement in avalanche area. 
If the existing SFD has already been to the Hearings Officer for the special use, a 
hold harmless deed restriction has been recorded, and the new project is for an 
addition/modification to the existing SFD (not a new, different use there), then 
our practice has always been one Hearings Officer meeting will suffice for this use. 
No need to take it to the Hearings Officer again.  

• In the staff report required actions – only request the approval of a finding of no 
significant effect (FONSE) if one is required.  

• If the need for a public hearing is discovered during an application review, the planner 
needs to inform the applicant and verify that the additional application material and fees 
have been submitted.  

• Planners should always use templates (staff access) for permits, conditions, staff reports, 
and other permit documents. 

Process 
• Review the TRPA Permitting Process guide.  

https://teams.microsoft.com/l/channel/19%3a52b27aac734a43ae999302d0bf8ebca8%40thread.tacv2/Guidance%2520Materials-Templates?groupId=c317708f-4672-4063-b51f-e42181438975&tenantId=c645c426-14d5-4163-b0f9-2ea8c375d8f1
https://www.trpa.gov/wp-content/uploads/documents/Permittting-Process.pdf
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• Apply online via the Accela Citizen Access online portal.  
• Use the corresponding PDF application for the project, dependent on the use. 
• Ensure all required checklist items are included in the application.  

https://aca-prod.accela.com/TRPA/Default.aspx
https://www.trpa.gov/applications-forms/
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MEMORANDUMS OF UNDERSTANDING (MOUS) 

All public and private properties within the Lake Tahoe basin are required to comply with the 
Regional Plan and TRPA Code of Ordinances. This includes lands owned and managed by private 
citizens, the USDA Forest Service, State Parks, public utility districts, and other partners.  

It is important to understand that there is accountability under all MOUs.  

Under each MOU agreement, it is the role of our partner agencies and staff to ensure projects 
comply with the TRPA Code. TRPA’s role is to interpret the code, provide support and training, 
and oversee compliance under the MOUs. TRPA annually audits a sample of permits and 
inspections completed under MOUs to verify that TRPA environmental standards are being met 
and environmental quality continues to be protected. For more information, review the sections 
below or the “MOU Coordination, Audits, and Trainings” section of this manual.  

DELEGATION MOUS 

A Delegation MOU allows a local government to review TRPA applications submitted by private 
citizens together with the local government applications and carry out environmental review on 
behalf of TRPA. This helps to create “one-stop-shop” permitting, which can save time and 
resources for customers. TRPA has permit delegation agreements, or Memorandums of 
Understanding (MOUs), with the City of South Lake Tahoe, El Dorado County, and Placer County. 

Each MOU has limitations for delegated permits. Larger projects, shoreland/shorezone projects, 
and other project categories require review by TRPA.  

There are currently no active MOUs with Washoe and Douglas counties. Therefore, if a project is 
located in Washoe or Douglas County and the project requires a TRPA declaration or permit, the 
applicant will need to apply to both TRPA and the applicable local jurisdiction’s building or 
planning department. 

Where to Apply (Based on Location and Project/Activity Type) 

Project applications that need to be submitted directly to TRPA can be completed online. Visit 
the TRPA Applications and Forms webpage then apply through our Accela Citizen Access online 
portal.  

EXEMPT MOUS 

Under Exempt MOUs, certain utility companies and land management agencies are given 

https://www.trpa.gov/wp-content/uploads/MOU-Permitting-Table.pdf
https://www.trpa.gov/applications-forms/
https://aca-prod.accela.com/TRPA/Default.aspx
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authority to review and complete specific maintenance or replacement projects for conformance 
with TRPA standards. These projects do not require an application to be submitted to TRPA. New 
facilities are typically reviewed by TRPA. Each MOU is signed by TRPA and the other organization 
and outlines the responsibilities of each partner.  

To determine if an agency has an MOU with TRPA and if the proposed project could be reviewed 
and completed without submitting a TRPA application, review our MOU webpage. 

OTHER MOUS 

Other MOUs primarily address interagency coordination for shoreline permitting, land banking, 
fire protection, public works installations, and other matters. 

GENERAL APPLICATION REVIEW PROCEDURES 

The following section provides generally-applicable application review procedures. Adjustments 
may be needed based on the Level of Review or for different Application Types. 

What to expect: TRPA provides an online permitting process guide at TRPA.gov. This guide 
outlines what to consider when planning a project and the general steps from application 
submittal to project completion.  

Permitting Resources:  
• Code of Ordinances 
• Rules of Procedure 
• Design Review Guidelines 
• Parcel Tracker & Local Plans 
• Permit Review Map 
• Other Maps 
• Near Map 

• Online Applications & Forms 
• Online Helpful Documents 
• Teams Guidance Materials & 

Templates (staff access) 
• Projects Requiring Public Hearing or 

Noticing 

Planners, also see Appendix D: Application Workflow Steps & Statuses. This resource outlines 
all applicable Accela workflow statuses for application processing, including definition (or 
explanation) of each status, associated time with each status (i.e. when time is accounted against 
TRPA), and what statuses will generate an automated email.  

https://www.trpa.gov/where-to-apply-for-a-permit/
https://www.trpa.gov/where-to-apply-for-a-permit/
https://www.trpa.gov/wp-content/uploads/documents/Permittting-Process.pdf
https://www.trpa.gov/wp-content/uploads/TRPA-Code-of-Ordinances.pdf
https://www.trpa.gov/wp-content/uploads/TRPA-Code-of-Ordinances.pdf
https://www.trpa.gov/wp-content/uploads/documents/Rules-of-Procedure.pdf
https://www.trpa.gov/wp-content/uploads/documents/Rules-of-Procedure.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/DRG.pdf
https://parcels.laketahoeinfo.org/
https://gis.trpa.org/permitreview/
https://www.trpa.gov/programs/maps/
https://www.trpa.gov/applications-forms/
https://www.trpa.gov/helpful-documents/
https://teams.microsoft.com/l/channel/19%3a52b27aac734a43ae999302d0bf8ebca8%40thread.tacv2/Guidance%2520Materials-Templates?groupId=c317708f-4672-4063-b51f-e42181438975&tenantId=c645c426-14d5-4163-b0f9-2ea8c375d8f1
https://teams.microsoft.com/l/channel/19%3a52b27aac734a43ae999302d0bf8ebca8%40thread.tacv2/Guidance%2520Materials-Templates?groupId=c317708f-4672-4063-b51f-e42181438975&tenantId=c645c426-14d5-4163-b0f9-2ea8c375d8f1
https://www.trpa.gov/wp-content/uploads/documents/Projects-Requiring-Public-Hearing-or-Noticing.pdf
https://www.trpa.gov/wp-content/uploads/documents/Projects-Requiring-Public-Hearing-or-Noticing.pdf
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APPLICATION SUBMITTALS 

Applicants can submit applications online through TRPA’s Accela Citizen Access portal. When 
applicants apply online, they must attach all required documents and pay fees to submit the 
application. All required information and items are listed in the application checklist found on 
TRPA’s Applications and Forms webpage. Applications missing required information or that are 
incomplete cause delays in processing and ultimately in receiving a TRPA permit or 
determination.  

TRPA maintains a public computer in the front lobby that can be used for online application 
submittals. Physical applications are accepted if the public is unable to apply online. TRPA staff 
will manually submit the application in Accela.  

Once the applicant submits an application online, it is automatically marked as received in the 
Accela workflow and TRPA time to review the application for completeness begins. Applicants 
and the general public can check the status of an application by going to the Parcel Tracker and 
entering the TRPA file number if know or assessor’s parcel number (APN).  

Signature Policy 
• Applications: Electronic signatures on TRPA applications can be accepted through Adobe 

e-sign or other digital means.  

• Permits: Permittee signatures on permit (i.e. at the time of acknowledgement) must be 
scanned signature of the permittees. Adobe e-signatures or other digitally signed permits 
will not be accepted. Staff may use scanned/embedded staff signatures.   

COMPLETENESS REVIEW (INTAKE) 

TRPA Intake team completes the initial application review within the first 30-days of application 
submittal (14-days for minor applications). The Intake team confirms that the application 
submitted includes all the required checklist items and the applicant has paid the correct 
application fees. The Intake is primarily responsible for ensuring the application and all 
supplemental materials are complete. It is the reviewing planner that will review the information 
and materials for correctness.  

If the application is missing the required items, the Intake team will provide a written notice via 
email of missing information and update the status in Accela to incomplete. Incomplete 
applications will not be routed for planner review until the applicant submits outstanding items. 

Once an application is deemed complete by TRPA, the Intake team will mark the status in Accela 
to complete.  

https://aca-prod.accela.com/TRPA/Default.aspx
https://www.trpa.gov/applications-forms/
https://parcels.laketahoeinfo.org/
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Useful Tips: 
• See TRPA Planner Tasks for Intake (staff access) for intake and completeness review 

procedures.  

• See the Withdrawal Policy section of this manual for submittal deadlines and managing 
incomplete applications.  

ASSIGNMENT 

The Department Manager is responsible for assigning all complete applications to planners for 
review. Assignments are made at the manager’s  discretion but typically include consideration of 
project complexity, staff work loads, and areas of expertise.  

Applications will be assigned within one week of being deemed complete. The Department 
Manager will generate a complete application report from Accela, then inform the Permitting & 
Compliance Executive Assistant of staff assignments. The assistant is responsible for updating 
each Accela application file with the assigned planner and will email each planner of their new 
assignment(s).  

To view the planner assigned to a project, the applicant or public can visit the Parcel Tracker and 
provide the TRPA file number or address.  

Outsourced Review  
Applicants can request an outsource review for TRPA applications. Outsource review allows 
applicants to have their project reviewed by a third party for an additional fee and potentially 
expedited review time. TRPA has outsource review consultants that are familiar with the TRPA 
Code of Ordinances, permitting processes, programs, procedures, and Environmental 
Thresholds. 

Useful Tip: See TRPA Planner Tasks for Outsource (staff access) for routing and review 
procedures of outsource review requested applications.  

Bundled Applications 
Some projects require multiple TRPA actions and applications. (e.g. development right transfer 
with a development project) TRPA will typically bundle these applications for concurrent review 
by the same planner. This can reduce processing times and provides a singular point of contact 
regarding the project.  

Applications that would benefit from concurrent, or bundled review, will be flagged by the 
Department Manager at the time of planner assignment.  

https://tahoeregionalplanning.sharepoint.com/:w:/s/PermittingandCompliance/EZOzpXn8hdtGqqxRVHfxCt0BRwpTf7nLUYBa5ob9nuiQww?e=XF26Ta
https://parcels.laketahoeinfo.org/
https://www.trpa.gov/wp-content/uploads/documents/OUTSOURCE-REVIEW_APPLICATION_FILLABLE.pdf
https://tahoeregionalplanning.sharepoint.com/:w:/s/PermittingandCompliance/Eci5Mx3OeapFnXZ-axIaCgUB9XtoX56gZa2rgEQZ03AE2w?e=0ojiQV
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Qualifying Applications 
• Development right transfers and conversions associated with project applications. 
• Coverage transfers to enable project applications. 
• Lot Line Adjustments to enable project applications. 
• Historic Resource determinations with project applications. 

Action for TRPA bundled applications may occur at the same time or may need to be completed 
sequential. Applicants are required to submit all applicable applications for all proposed actions 
and pay applicable fees for each application type.  

PLANNER REVIEW 

Once assigned, the reviewing planner will be the lead on the project, meaning the primary point 
of contact and the person completing project review and issuing the permit or results letter.  

Planners are responsible for tracking and managing their project work loads and ensuring that 
projects are reviewed within the applicable timeframe. (i.e. 40 days for minor, 80 days for staff 
level, and 120 for public noticing or public hearing projects) Each week the planner will run an 
automated report of assigned projects from Accela. This report will include the current status 
and timeline for each project, along with other general information.  

Useful Tips: 
• See Guidance Materials-Templates (staff access) for detailed guidance on reviewing 

certain kinds of projects, review checklists, and templates.  

• See the Withdrawal Policy section of this manual for submittal deadlines and managing 
additional information requests.  

• See Time Tracking &Project Workflows for guidance on tracking staff time.  

• See Appendix D: Application Workflow Steps & Statuses. This resource outlines all 
applicable Accela workflow statuses for application processing, including definition (or 
explanation) of each status, associated time with each status (i.e. when time is accounted 
against TRPA), and what statuses will generate an automated email.  

INITIAL REVIEW OF APPLICATION DOCUMENTS   

• Start by opening the Accela Custom Fields and Parcel Tracker and scan through the basic 
parcel information.  

• Read the project description.  

• Read through the findings and IEC for more details on the project.  

https://teams.microsoft.com/l/channel/19%3a52b27aac734a43ae999302d0bf8ebca8%40thread.tacv2/Guidance%2520Materials-Templates?groupId=c317708f-4672-4063-b51f-e42181438975&tenantId=c645c426-14d5-4163-b0f9-2ea8c375d8f1
https://parcels.laketahoeinfo.org/
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• Complete an initial scan of the plan sheets. Note if major plan components are missing or 
incomplete. Try to understand the basic project components. Look for:  

o Existing and proposed site plan drawings; 
o Land coverage drawings and table; 
o BMP drawings, calculation table, and details; 
o Building elevations with heights and excavation depths shown.  

• Briefly review all other documents attached.  

• As a double check to Intake’s completeness review, ensure the correct application was 
submitted, the level of review is general, and the correct fees were paid. If it is determined 
that the project needs additional review, enhanced, HO, or GB, see section below on how 
to process and require additional fees.  

• If the project requires a public hearing, email the Executive Assistants and tentatively 
schedule a hearing date 80-100 days from the date of completeness. Also, the planner 
should flag their calendar with important due dates for noticing and staff summaries using 
this guide (staff access).  

CHECKLISTS AND TEMPLATES 

• Reviews typically require completion of four staff documents: Project Review Checklist, 
V(g) Findings Checklist, Planner Notes and Conditional Permit. Standard document 
formats are available in Checklists and Templates. (staff access) 

• It is efficient to enter basic property information into each of the document templates at 
this step in the process. Then the planner can complete the applicable sections while they 
are reviewing for conformance with the TRPA Code and Local Plan. 

• There are separate residential and non-residential checklists.  

• Master templates should be used by all staff planners for each project review.  

• The Permit Master Template (staff access)has standard language for conditional permits.  

• Please use the Permit Conditions List (staff access)for needed conditions. 
o Use condition language in templates if adequate to address the issue. 
o Conditions often need to be expanded, or new conditions drafted, to address 

project specific issues. As the planner reviews projects and creates new or 
modified conditions. Planners should make it a habit to add the conditions to the 
master document to use as a working robust tool.  

file://10.0.1.18/SDrive/Governing%20Board-APC-Hearings%20officer
file://10.0.1.18/SDrive/Governing%20Board-APC-Hearings%20officer
https://teams.microsoft.com/l/channel/19%3a52b27aac734a43ae999302d0bf8ebca8%40thread.tacv2/Guidance%2520Materials-Templates?groupId=c317708f-4672-4063-b51f-e42181438975&tenantId=c645c426-14d5-4163-b0f9-2ea8c375d8f1
https://teams.microsoft.com/l/channel/19%3a52b27aac734a43ae999302d0bf8ebca8%40thread.tacv2/Guidance%2520Materials-Templates?groupId=c317708f-4672-4063-b51f-e42181438975&tenantId=c645c426-14d5-4163-b0f9-2ea8c375d8f1
https://teams.microsoft.com/l/channel/19%3a52b27aac734a43ae999302d0bf8ebca8%40thread.tacv2/Guidance%2520Materials-Templates?groupId=c317708f-4672-4063-b51f-e42181438975&tenantId=c645c426-14d5-4163-b0f9-2ea8c375d8f1
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TRPA FILE RESEARCH 

• Research the latest TRPA files(s) associated with the property or project area and start 
filling in the project review checklist. 

• Check to see if there are any existing violations on the property using this guide (staff 
access). Violations may need to be resolved prior to or part of the current action. If there 
is a violation, contact the TPRA Compliance team to discuss.  

• Start with the LTInfo Parcel Tracker. Review the online property records. Confirm that 
property records on the permit match the online property records. If any discrepancies 
are noted, be sure to address mistaken information on the plans or initiate a correction 
to the parcel records. 

• Review the last permit issued and Qualified Exempt declaration. If there are outstanding 
permits (i.e. issued or acknowledged permits that were never built or completed), this 
may need to be addressed with the current review or permit.   

• Review the Site Assessment or other verification. 

• For littoral parcels, review the last shorezone permit issued. 

• This should generally be the extent of file research.  

• Files may be only in physical form and should be reviewed if necessary. 

• Typically, the last stamped approved plans should be used to determine what is legally 
existing on the property.  

• Some parcels may have approvals previously issued under a Delegation MOU. If 
necessary, contact local agency planners for permit documents or request that the 
applicant provides a copy of the approval. 

• Any additional property research should be limited to the minimum necessary to make a 
determination on the proposed application. Staff should refrain from extensive reviews 
of previously-issued permits.  

SITE VISITS 

The need to complete a site visit varies by project. Photos should be included with applications. 
The planner should use their best judgement to determine if a site visit is necessary. When 
reviewing property information online or during a site visit, consider and focus on areas of the 
project that could impact water quality, scenic conditions, or other threshold standards. Imagery 
on TRPA map applications and photos submitted with the application can help determine if 
something is amiss on the property or a site visit is warranted. Planners can request a site visit at 

https://tahoeregionalplanning.sharepoint.com/:w:/s/PermittingandCompliance/EfHOD4Exj1VPnxjjgJr7EfcBNf26mYEcJvO6AzooX52pdQ?e=zYibkI
https://parcels.laketahoeinfo.org/
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their discretion.  

Useful Tips: 
Visual Aides 
• Near Map 
• Street View – Google and Bing. If a visual on google is not available try Bing.  
• Google earth 
• Earth views 
• TRPA Mooring Program website (staff access)  

Projects Warranting a Site Visit  
• If a project requires Governing Board or Hearings Officer approval, a site visit is 

required. 
• Shorezone projects (but not buoys, repairs, etc.).  
• Significant projects on littoral (lakefront) parcels and along streams. 
• Significant projects in stream environment zones and on steep slopes.  
• Significant commercial, mixed-use, tourist, and multi-family projects. 
• Many projects in recreation and conservation areas (planner discretion). 
• Projects adjoining scenic corridors and scenic recreation areas may warrant a visit if 

online viewing resources are insufficient. 
• Most projects other than single family homes, small multi-family, and minor 

improvements will warrant a site visit.  
 

A planner should coordinate their schedule to complete nearby site visits on a single trip. The 
planner should always check with the applicant or their representative prior to completing a 
site visit to let them know that TRPA staff will be on site and to ask if there are any access 
restrictions to the property. (e.g. gate, dogs, etc.) Applicants are always welcome to join the 
planner during site visits. These on-site meetings between staff and the applicant can be helpful 
for more complex projects.  

Site visits are most useful after the planner has reviewed the plans and identified major plan 
components and any potential issues. For more complex projects, the planner can complete a 
preliminary code and local plan review, visit the site, then update/finish permit conditions. Major 
projects may warrant more than one site visit/meeting.   

REVIEW FOR CONFORMANCE WITH THE TRPA CODE AND LOCAL PLAN 

Planners should complete their code conformance reviews using the project review checklist 
(staff access). The checklist is intended to review the information provided in the application 

https://tahoeregionalplanning.sharepoint.com/sites/MooringProgram
https://teams.microsoft.com/l/channel/19%3a52b27aac734a43ae999302d0bf8ebca8%40thread.tacv2/Guidance%2520Materials-Templates?groupId=c317708f-4672-4063-b51f-e42181438975&tenantId=c645c426-14d5-4163-b0f9-2ea8c375d8f1
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packet per each chapter of the code. Appendix A: TRPA Code of Ordinances Review Guidance is 
also an important resource for an overview of application review considerations in each code 
chapter.  

Be sure to confirm that the parcel records shown on the plans (area, land class, coverage, etc.) 
are consistent with records in the LTInfo Parcel Tracker and on the most recent TRPA approval. 

Planner Review Resources and Tools 
• See Permitting Resources section of this manual.  

• The LTInfo Parcel Tracker has basic property information, links to the applicable local 
plan, and permit records for each parcel. Planners should always be logged in to view 
additional internal notes for each parcel.  

• The Permit Review Map has the basic information needed for typical project reviews. 
Data referenced in the Resource Protection standards can be found on this platform. 
The SEZ viewer, shoreline map, and transportation map can also be helpful for 
applicable project reviews.  

• Appendix A: TRPA Code of Ordinances Review Guidelines provides and overview of each 
TRPA Code chapter and helpful tips relevant to each chapter, or planning topic.  

• Appendix B:  References Listed in the TRPA Code of Ordinances provides links to other 
documents referenced in code.  

• The TRPA Permitting & Compliance Department maintains checklists, templates, and 
other guidance materials on the agency Microsoft Teams channel. (staff access) Refer to 
these resources during project review and answering questions.  

If a project is located in the shoreland (generally lakefront properties), detailed scenic review 
may be required in accordance with Chapter 66 (See Appendix A: TRPA Code of Ordinances 
Review Guidance). See the “Shoreline & Shorezone Development” section on TRPA’s 
Applications & Forms webpage for additional information and resources, scenic assessments, 
and standards and guidelines.   

MID-REVIEW CHECK-INS AND COMMUNICATION WITH APPLICANTS 

Application reviews can significantly impact the plans and construction schedule for projects in 
the Lake Tahoe Region. It is important for both staff and the applicant to stay in communication 
and be available for questions.  

During the review process, the planner will contact the applicant as needed with clarification 
questions, any additional requirements, schedule site visits, or for other reasons.  

https://parcels.laketahoeinfo.org/
https://parcels.laketahoeinfo.org/
https://gis.trpa.org/permitreview/
https://teams.microsoft.com/l/channel/19%3a52b27aac734a43ae999302d0bf8ebca8%40thread.tacv2/Guidance%2520Materials-Templates?groupId=c317708f-4672-4063-b51f-e42181438975&tenantId=c645c426-14d5-4163-b0f9-2ea8c375d8f1
https://www.trpa.gov/applications-forms/
https://www.trpa.gov/applications-forms/
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Planners are required to complete a Mid-Review Check-in at least 60 days after the application 
is determined to be complete for all applications other than QEs and minor applications. This 
check-in may be via email or phone call with the applicant or applicant’s representative. The 
purpose of the mid-review check-in is to review any information needs, issues of concern, and/or 
conditions of approval that may be required. Staff should explain any code compliance concerns, 
address questions, and consider applicant suggestions for alternative solutions. Staff should take 
a helpful approach to identify code-compliant alternatives that the applicant could consider; and 
should draft conditions accordingly. Follow-up discussions may be appropriate.    

The Mid-Review Check-in will appear on the planner’s weekly project report generated through 
Accela and will be a status in the project’s Accela workflow. 

ADDITIONAL INFORMATION AND DESIGN CHANGE REQUESTS 

See also the Withdrawal Policy section in this manual for 
submittal deadlines and managing paused applications. 

During application review, the planner may determine that there is additional information 
needed to review the project or that a change to the proposal is necessary to approve the project. 
Any additional information requests should be made in writing via email either within the body 
of the message or on a notice attached to an email on TRPA letterhead.  

If the planner determines that the project can not be approved as proposed without a significant 
re-design or changes, refer to the Unable to Approve section of this manual. “Significant” for 
purposes of this section refer to a change of design that would effectively require a new plan 
review process.  

Useful Tips: 
• Any request should cite the applicable code sections causing compliance concerns.  

• Additional information request should be limited to what the planner needs to determine 
if the project is approvable. If there are changes or additional information that can be 
added with final plans and the planner does not need that information to make an 
approval determination, then those requirements should be addressed with conditions in 
the permit. Conditions should be used to address topics including a minor site plan 
revision; change to a coverage table, grading plan, or BMP plan; or adjustments to a 
lighting plan, or a staging area; or similar design features. 

• It is good to have the basic project information finalized with the conditional permit, 
including land coverage statistics. The permit information is used to update parcel 
records. There may be cases where the planner can request updated coverage statistics 
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to include in the conditional permit summary and conditions. This approach facilitates a 
single plan revision, which saves time for applicants and for staff.  

• There may be cases when a call with the applicant can provide the additional information 
needed. 

• Additional information letters need to include all required items and should not be done 
piecemeal.  

If additional information or design changes are needed prior to approval, the planner will send 
the applicant a written notice detailing the required information or needed design changes. The 
application status will updated to “Review Paused” in Accela. (See Appendix D: Application 
Workflow Steps & Statuses.) The status will automatically change to “Additional Information 
Received” once the applicant submits requested items through the Accela Citizens Access online 
portal. The reviewing planner will have 30 calendar days to review the items for completeness 
and accuracy during which time the application review clock is neutral, not counting against TRPA 
or the applicant. If the additional information or items is sufficient, the planner will change the 
status to “Review Restarted”. If the information or items is not sufficient or all items have not yet 
been submitted, the planner will change the status back to “Review Paused”.  

If additional information or design changes have to be requested more than twice with written 
notice, the planner reserves the right to require an additional application filing fee of 40 percent 
of the base application fee to resume project review. See Fees and Refunds section of this manual 
for more information.  

TRPA APPROVAL AND OTHER ACTIONS 

Conditional Permit or Results Letter 
Upon completion of review, the planner will issue a conditional permit or results letter. These 
should be sent to all parties listed on the application, including the property owner, applicant, 
and the applicant’s representative as applicable. Results letters typically do not require any 
further action by the applicant. Permits will include all conditions of approval and typically 
include conditions that must be satisfied by the applicant before the permit can be acknowledged 
(i.e. finalized). These may include plan revisions, payment of fees or security deposit, or submittal 
of additional information. Construction may not begin on the project site until all prior to 
acknowledgement conditions are met, the permit is signed by both the applicant and TRPA 
planner, final plans are stamped, and TRPA staff has completed a pre-grade inspection.  

Useful Tip: See Planner Tasks for Issuance on the Microsoft Teams channel. (staff access) 

Permit Acknowledgement 

https://tahoeregionalplanning.sharepoint.com/:w:/s/PermittingandCompliance/ESCLbqwpgOBAsaidSGFJbRYB_oR2NoAjUt6yC_V4K8LCxQ?e=kJUFeS
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An applicant or their representative is responsible for initiating permit acknowledgement. An 
applicant will email the issuing planner making a request for permit acknowledgment. The 
request should only be made once ALL requirements of the conditional permit have been met 
and any required fees are ready to be paid.  

Upon receipt of the acknowledgment request, the planner will take action on the 
acknowledgement request within 14 calendar days or less.  

The planner who issued the permit should be the planner who acknowledges the permit. If the 
issuing planner is unavailable during that time (e.g. personal leave), the planner or the permittee 
may request alternative review and acknowledgement from another staff planner.  

Applicants will provide all the requirements of the conditional permit to the planner. Once the 
conditions have been met and fees have been paid for mitigations and monitoring, the planner 
will stamp the plans and sign the permit. This finalizes the approval of the TRPA permit.   

Useful Tip: See Planner Tasks for Permit Acknowledgment on the Microsoft Teams channel. 
(staff access) 

Signature Policy 
• Applications: Electronic signatures on TRPA applications can be accepted through Adobe 

e-sign or other digital means.  

• Permits: Permittee signatures on permit (i.e. at the time of acknowledgement) must be 
scanned signature of the permittees. Adobe e-signatures or other digitally signed permits 
will not be accepted. Staff may use scanned/embedded staff signatures.   

Unable to Approve 
If after review the planner determines that the project would not meet the requirements of the 
Code of Ordinances without substantial modifications that are extensive enough to effectively 
require a new review process, the planner will issue an Unable to Approve letter/email explaining 
what items need to be corrected (if any) in order to approve the project. Code sections and 
references to any item that is unprovable should be noted in the letter. The letter or email should 
be sent to all parties listed on the application. (i.e. property owner, representative, and applicant 
as applicable) 

The planner will update the application status to “Withdrawn (Redesign/Substantial 
Modification)” at this time. (See Appendix D: Application Workflow Steps & Statuses.) The 
applicant will need to revise and resubmitted the project proposal as a new application once the 
items have been addressed.  

Examples of a substantial modification that may warrant a withdrawal and new 

https://tahoeregionalplanning.sharepoint.com/:w:/s/PermittingandCompliance/EfYS4_vTb7VDvf21FiV09rYB8owDZezWuGP3b4a2Vj6fhw?e=S47BoJ


TRPA Permitting Procedure Manual 
April 30, 2026 | Page 80 of 173 

submittal:  

A. The initial proposal was for an addition/modification then a change order proposed a 
tear-down rebuild.   

B. The staff planner has finished review of a lakefront project and the project cannot be 
approved as proposed. The applicant then submits new coverage, scenic analysis, 
and/or height calculations to make the project approval.   

The transfer to a plan revision may be completed by the staff planner administratively or 
requested of the applicant. A substantial modification to a proposed project may also include the 
need to re-review scenic analysis. The plan revision would be subject to applicable application 
filing fees and the timeline for project review would start at zero at the time the plan revision 
was submitted. See section below on application refunds.  

See also the Withdrawal Policy section in this manual for submittal deadlines and managing 
paused applications. 

Denial 
If after review of a project, the planner determines that the project cannot be approved and the 
applicant cannot make any of the required corrections, then the planner will issue a letter of 
Denial explaining that the application is denied and why. The planner will update the status to 
“Denied” in Accela. (See Appendix D: Application Workflow Steps & Statuses.) Applications that 
TRPA denies can be revised and resubmitted as a new plan revision application.  

OTHER PERMITTING PROCESS STEPS 

Appeals  
Pursuant to the TRPA Rules of Procedure Section 11.2, permits may be appealed to the TRPA 
Governing Board within twenty-one (21) days of the date of action on the permit.   

Plan Revisions 
Substantive modifications to approved plans, once a conditional permit or acknowledged permit 
is issued by TRPA, requires a plan revision application. A plan revision application is submitted 
online by the applicant as if it were a new application. Minor technical adjustments that do not 
impact land coverage or other basic regulations may be approved by the planner through a 
repeat permit acknowledgement process. This is sometimes needed if a local building 
department requires plan adjustments.  

Noticing and Public Hearings 
Useful Tip: See the TRPA Projects Requiring Public Hearing or Noticing guide for list of projects 

https://www.trpa.gov/wp-content/uploads/documents/Rules-of-Procedure.pdf
https://www.trpa.gov/wp-content/uploads/documents/Projects-Requiring-Public-Hearing-or-Noticing.pdf


TRPA Permitting Procedure Manual 
April 30, 2026 | Page 81 of 173 

requiring public noticing or public hearing.  

The TRPA Rules of Procedure Section 12.14 provides a list of classes of projects and matters 
requiring notice to affected property owners. If notice is required, the applicant will submit a list 
of the names and addresses of the persons who own property, or a portion thereof, within 300 
feet of the project area boundaries to TRPA. The project notice is prepared and mailed by TRPA 
staff. TRPA’s Executive Assistant’s are available to help planning staff with this task.  

TRPA Code of Ordinances Section 2.2.2 provides a list of applications that require a public hearing 
before the Hearings Officer or Governing Board. These are public meetings scheduled by the 
TRPA staff planner assigned to a project once review is completed and a draft permit is prepared.  

Expedited Review  
Certain emergency or public health and safety related projects may be eligible for expedited 
review. These are fairly rare and prioritized based on set criteria located on the request form. 
TRPA also has a streamlined process for Minor Applications, see Minor Applications section of 
this manual. 

Permit Reissuance 
Occasionally, conditional or acknowledged permits may not be constructed for a variety of 
reasons and an applicant (either former applicant or perhaps a new owner) will request a permit 
reissuance. Permit reissuance occurs if the original permit has since expired and the applicant is 
now proposing the exact same project with no changes. Changes to the original project would be 
a new proposal with new permit issued. For a permit reissuance, TRPA charges the same fee as 
the original application based on the current fee schedule. (e.g. a single family addition 
application fee) If the applicant proposes to deviate from the full application fee, the request 
must be made in writing and considered by the Department Manager. In some case, the fee code 
other may be applied with the manager approval.  

 

https://www.trpa.gov/wp-content/uploads/documents/Rules-of-Procedure.pdf
https://www.trpa.gov/wp-content/uploads/TRPA-Code-of-Ordinances.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/Petition_for_Expedited_Review_Forms.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/Petition_for_Expedited_Review_Forms.pdf
https://www.trpa.gov/wp-content/uploads/documents/Minor-Applications-Information-Packet.pdf
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WITHDRAWAL POLICY 

Consistent with TRPA Rules of Procedure Article 5: Project Review, TRPA maintains the following 
procedures and guidelines for the purposes of application withdrawals. These procedures are 
intended to avoid applications sitting idle and on hold for long durations.   

APPLICATION WITHDRAWALS 

There are generally five instances where an application can be withdrawn:  

1. Applicant Request 
At any time, an applicant can request their application to be withdrawn. The request 
needs to be in writing. An email to the planner assigned to the project or the department 
manager is sufficient. The planner must include the request within the project files and 
should take action on the request within five business days. The applicant is not required 
to provide explanation for the withdrawal. The authorized representative or applicant as 
stated in the subject application or property owner may make the request.   

2. Failure to submit necessary items for a complete application (INTAKE STEP) 
Following an application submittal, TRPA intake staff will review the application and 
provided materials to ensure the items included on the applicable checklist have been 
provided by the applicant or their representative. If the application is deemed 
incomplete, the applicant will be provided a written notice of required items and deadline 
of 60 days for submittal. Applications during the intake phase of a project review will 
have 60 calendar days from the written notice of required items to submit ALL items. 
Applications not completed by the deadline will be marked as “pending withdrawal”. 
Pending withdrawal is not an official TRPA action or withdrawal of the application. TRPA 
will periodically manually query and update applications whose status is pending 
withdrawal, which at that time and application status may be updated to a formal 
withdrawal. If an application is withdrawn, the applicant may reapply once all required 
items are prepared. See section below on application refunds.  

3. Failure to submit additional information or corrections necessary to review the project 
(PLANNER REVIEW STEP) 
Once the application is deemed complete, it is assigned to a staff planner for processing 
and review. The reviewing planner may identify additional items required of the applicant 
necessary to review the project or necessary design changes. (e.g. corrections to a scenic 
analysis, a soils-hydrology approval, etc.) If the reviewing planner deems additional 
information or corrections are necessary to continue review of the project, TRPA will 

https://www.trpa.gov/wp-content/uploads/documents/Rules-of-Procedure.pdf
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provide a written notice of required items or corrections letter and a deadline for 
submittal to the applicant. Applications during the review phase will have 90 - 120 
calendar days from the written notice to submit ALL required items or corrections 
necessary to review the project. An assigned deadline of 90 or 120 days is made at the 
reviewing planner’s discretion. The staff planner at their discretion may grant up to one 
extension to the deadline (not to exceed an additional 120 days) with written request of 
the applicant. Any extension beyond that must be approved by the Department Manager. 
If ALL additional information or corrections are not submitted by the provided deadline, 
the application will be placed into a pending withdrawn status and may be formally 
withdrawn. If the application if withdrawn, the applicant may choose to reapply once all 
required information is prepared. See section below on application refunds.  

4. Substantial modification to a proposed project 
During the planner review step, a proposed project may change in scope due to a number 
of reasons. (e.g. change in mind of the applicant, redesign necessary from corrections 
needed, etc.) If the reviewing planner has already spent eight hours or more reviewing 
the project and the modifications would require a completely new review of the proposal, 
the application should be withdrawn and resubmitted as a plan revision.   

Examples of a substantial modification that may warrant a withdrawal and new 
submittal:  
C. The initial proposal was for an addition/modification then a change order proposed a 

tear-down rebuild.   
D. The staff planner has finished review of a lakefront project and the project cannot be 

approved as proposed. The applicant then submits new coverage, scenic analysis, 
and/or height calculations to make the project approval.   

The transfer to a plan revision may be completed by the staff planner administratively or 
requested of the applicant. A substantial modification to a proposed project may also 
include the need to re-review scenic analysis. The plan revision would be subject to 
applicable application filing fees and the timeline for project review would start at zero at 
the time the plan revision was submitted. See section below on application refunds.  

5. Permit expiration 
For administrative purposes, any TRPA file in the conditional permit status that has not 
proceeded by the permit expiration date provided (typically three years from permit 
issuance) will be withdrawn.   

USEFUL TIP:  See letter template with deadline notice on Microsoft Teams. (staff access) 

https://tahoeregionalplanning.sharepoint.com/:w:/s/PermittingandCompliance/ET57S9fH8gBKmM1VYfFdOiIB8imy6V3sRFrPUvNjEJa1dA?e=WV7v3R
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APPLICATION PAUSES  

Application withdrawals are not the same as pauses. There are reasons that an application review 
may need to be paused (e.g. applicant requested, legal tolling, change of ownership, pause due 
to inclement weather or natural hazard, etc.).  

An applicant may request an application pause of up to 120 days. The staff planner at their 
discretion may grant up to one extension to the deadline (not to exceed 120 days) with written 
request of the applicant. Any extension beyond that must be approved by the Department 
Manager. Any application pauses must be documented in writing and included in the project files.   

APPLICATION REFUNDS  

See TRPA Rules of Procedure section 16.4.5 for TRPA’s refund policy.   

INSPECTIONS & SECURITIES 

PRE-GRADE INSPECTION 

Prior to any site grading, tree removal associated with the project, or construction, an applicant 
or their representative will need to request a pre-grade inspection online. This is an on-site 
meeting between the TRPA Compliance Inspector and homeowner/contractor to review the 
installation of construction BMPs, go over permit conditions, and discuss general construction 
practices. All construction projects, except for work that is exempt or qualified exempt, require 
a pre-grade inspection.  

FINAL INSPECTION 

At the completion of a project (including revegetation and installation of stormwater systems), 
an applicant or their representative will need to request a final inspection online. The Compliance 
Inspector will inspect the project to ensure all permit conditions have been met. The security 
deposit will be released once the project passes the final inspection. Some permits will have 
additional security that is held for several years after project completion. This often occurs for 
scenic mitigation on lakefront properties. 

SECURITIES 

Security procedures are outlined in Attachment J  and the Mitigation, Monitoring, and Security 
Fees section of this manual.  

https://www.trpa.gov/wp-content/uploads/documents/Rules-of-Procedure.pdf
https://www.trpa.gov/inspections-and-securities/
https://www.trpa.gov/inspections-and-securities/
https://www.trpa.gov/wp-content/uploads/documents/Attachment_J_Security_Procedures.pdf
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PERMIT OUTTAKE  

See Planner Tasks for Permit Outtake on the Microsoft Teams channel (staff access). 

https://tahoeregionalplanning.sharepoint.com/:w:/s/PermittingandCompliance/Eb0OVtey651MifOa5mK_l0UBcUBYRK8pGyn0r0nxTu634w?e=WYykVW
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The Code Compliance Program uses inspection, monitoring, securities, and enforcement to 
ensure projects and activities comply with the TRPA Regional Plan, TRPA Code of Ordinances, and 
memorandums of understanding (MOUs). Primary responsibilities include code enforcement, 
physical inspection of permitted projects, MOU monitoring, and BMP inspection and 
enforcement. Code Compliance will assure compliance both by encouraging voluntary 
compliance and by following progressive steps, including legal action for Ordinance violators. 

This section provides guidelines general compliance and enforcement activities. Project 
inspection and compliance procedures are addressed in the General Application Review 
Procedures, above. 

These written guidelines are intended to assure consistency within the TRPA Code 

Compliance Program and to educate the Lake Tahoe citizens and property owners about code 
compliance and enforcement. 

APPLICABILITY 

1. General Applicability. The manual applies to all code enforcement carried out by TRPA 
employees and/or officials. 

2. Non-Applicability to Deeds, Covenants and Restrictions. Many subdivisions, site 
condominiums and planned unit developments are subject to private deeds, covenants 
and restrictions. These conditions are enforceable through private legal action and not 
the TRPA. 

CODE COMPLIANCE PHILOSOPHY 

TRPA’s policy is to achieve compliance with cases of reported and discovered violations. 
However, not all violations have the same degree of severity. As such, the TRPA has established 
through this manual priority ranking and procedures. The intent is to allow the level of 
enforcement that best fits the type and circumstances of the violations within clear and objective 
criteria, consistent with the established priorities and maximize available resources. It is the 
TRPA’s policy that code compliance follows the priority rankings set forth in this manual. 
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PRIORITIES FOR CODE COMPLIANCE 

It is TRPA’s policy to investigate all reported and violations within one week of intake. There may 
be times when code violations cannot be given the same level of attention, when some violations 
may receive no attention at all, or when the TRPA may be unable to carry out the proactive code 
enforcement activities outlined in this manual.  In such circumstances the most serious violations, 
as determined through application of the priorities and criteria in this section shall be addressed 
before the less serious violations are addressed. 

Once a violation is reported or discovered by TRPA staff a TRPA Code Case is created. A Code 
Case is an unauthorized activity that is either (1) not related to a TRPA permit or (2) related to a 
permit but is elevated to a major violation where a penalty beyond a double filing fee is being 
assessed. A Code can be initiated by a TRPA staff inspection or a complaint. 

PRIORITY OF VIOLATIONS 

1. Violations that present an imminent threat to the environment; 
2. Violations affecting storm drainage, wetlands, and/or adjacent areas; 
3. Construction of non-permitted structures while activity is occurring. 
4. Multiple complaints received on the same property; 
5. Unauthorized use; 
6. All other violations. 

Violations listed lower in the priority list may be moved to a higher ranking if they have one or 
more of the following aggravating circumstances: 

The following is a list of typical complaints/violations handled by TRPA Code Compliance: 
• Building or grading without a permit 
• Creation of coverage without a permit 
• Unauthorized tree removal or trimming 
• Disturbance in an SEZ 
• Parking off pavement (creating soil disturbance) 
• Unauthorized Shorezone activities 
• Soil disturbance outside the established grading season or during precipitation event 
• Noise  
• Anything related to a permit issued by TRPA  
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INITIATION OF CODE ENFORCEMENT 

Code Enforcement will be initiated by the following methods: 
 
1.  Citizen Complaints.  Any resident, property owner or business owner can make a 

complaint to the TRPA alleging one or more code violations. The complaint 
must be filed on a TRPA complaint form.  The form is available at TRPA Hall and on the TRPA 
website.  Citizens may attach a supplemental information sheet 
to the form. 

2.   Anonymous Complaints:  Anonymous complaints will be accepted, but may or may not be 
investigated at the discretion of the TRPA depending on the 
following factors: 

• The reliability of the complaint; 
• Whether the complaint alleges an imminent threat to the environment; 
• The ease or difficulty with which the complaint can be verified. 

3.   Report by TRPA Staff or Official. TRPA staff or officials may report a potential violation. 
Such complaints shall be filed on the TRPA complaint form or reported at a TRPA Board 
meeting. 

RECORDING & FILES 

1. To the extent possible, all complaints received shall be recorded in the TRPA Code 
Enforcement records. Recording the complaint shall consist of the following: 

a. An assigned case number; 
b. Complainant’s name and telephone number; 
c. The subject property address; and  
d. Type of complaint 

2. Files shall be kept within the property files already maintained by the TRPA and shall 
consist of the following: 

a. The complaint form which shall include the report of the field investigation as 
described within this manual; 

b. Any supporting documentation. 



TRPA Permitting Procedure Manual 
April 30, 2026 | Page 91 of 173 

INVESTIGATION 

1. Before contact or notice of violation is sent, it must be determined whether the complaint, 
if valid, establishes a violation. If it does not, the case will be closed. 

2. Field Investigation. The purpose of a field investigation is to: 
a. Verify the existence and severity of a code violation; 
b. Document code violations by means of written notes, photographs, witness 

interviews, etc.  All investigations shall include pictures, if possible. 
c. If possible, contact and discuss with the property owner, occupant or other 

responsible person the: 
i. The nature of the violation(s); 

ii. Methods for complying; 
iii. Timelines for compliance; 
iv. Enforcement procedures; and 
v. Potential consequences for failure to comply. 

3. Preparations and Precautions.  Employees/officials shall take whatever actions are 
reasonable and necessary to minimize any potential risk of violent confrontation or injury 
to themselves when conducting their field investigation. 

a. Law Enforcement Assistance.  When appropriate, TRPA employees/officials may 
request law enforcement assistance in conducting the field investigation. 

b. Entering Upon Property or Premises. TRPA employees/officials shall not enter 
upon private property or premises to conduct a field investigation without 
permission to enter. Unless permission is granted, the investigation shall be 
conducted from the right-of-way or property where permission to enter has been 
granted. 

4. Report of Field Investigation.  Upon completion of the field investigation, 
Employee/officials shall enter the information onto or attach to the Code Enforcement 
Complaint Form.  The information shall include: 

a. Name of the investigator; 
b. Date, time and place of field visit; 
c. Violation(s) observed; If no violation(s) are observed, an explanation of conditions 

observed. 
d. Witnesses, if any interviewed; 
e. Evidence obtained, if any (photographs, measurements, etc.); 
f. Discussions, if any, with owners, occupants or other responsible persons; 
g. Action necessary to correct violation(s); 
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h. Recommended enforcement action and timeline; 
i. Referrals, if any, to other agencies such as social services, environmental health, 

construction codes, etc. 

RESOLUTION OF VIOLATIONS 

It is the TRPA’s policy to attempt to reach final, satisfactory resolutions of all violation complaints.  
However, the TRPA recognizes that not all complaints can be resolved successfully, due to factors 
outside the TRPA’s control. These factors include the indigence of the violator, the lack of TRPA 
resources to assist the violators and the number of complaints received.  Where the TRPA 
determines that a violation may not be successfully resolved within the established reasonable 
timelines, the file will either be closed or alternative methods of enforcement pursued. 

The assessment and issuance of penalties for TRPA Code and permit violations is a significant 
function of the Code Compliance Program. Penalty amounts are determined specific to each 
separate violation. Usually, the penalty amounts are based upon past settlements and the 
current climate of the Governing Board. Double and additional filing fee assessments are 
penalties that can be imposed at the staff level to quickly resolve lower priority violations when 
the amount of the double or additional filing fee is consistent with past penalties of similar 
violations. Types of violations that might be resolved with additional or double filing fees are: 
failing to obtain plan revisions, failing to install or maintain proper BMPs, violations of 
winterization requirements, or for unauthorized activities that can be permitted after the fact. 
Violations not resolved as additional or double filing fees are resolved through negotiated 
settlements approved by Governing Board, settlements resulting from show cause hearings, or 
litigation. All penalty calculations should be discussed with the Code Compliance Program 
Manager prior to issuance.



TRPA Permitting Procedure Manual 
April 30, 2026 | Page 93 of 173 

 

TRPA Permitting Procedure Manual 

V. ADMINISTRATIVE 
PROCEDURES 
 



TRPA Permitting Procedure Manual 
April 30, 2026 | Page 94 of 173 

ORGANIZATION OF TRPA PERMITTING & COMPLIANCE 
DEPARTMENT 

  
 

Wendy Jepson, 
Department Manager

PERMITTING

Brandy McMahon, 
Principal Planner

Theresa Avance,      
Senior Planner & Special 

Projects

Julie Roll,                   
Senior Planner 

Matt Miller,              
Senior Environmental 

Specialist

Zach Davis,          
Shoreline Planning 

Technician

CUSTOMER SERVICE

Aly Borawski,       
Principal Planner

Bridget Cornell,  
Associate Planner & 

Customer Service 
Specialist

Trevor Smith,      
Assistant Planner

Helen Fillmore, 
Planning Technician

Kayla Horowitz, 
Customer Service 

Specialist

Judy Faylor, 
Management Assistant

COMPLIANCE

Steve Sweet,        
Program Manager

Rachel Lopez,     
Associate Environmental 

Specialist

Justin Lanoff,      
Associate Environmental 

Specialist

Brendan Phillips,
Associate Environmental 

Specialist 

Bruce Barr,            
Forester

Watercraft Team             
(3 Seasonal Positions)

SPECIAL PROJECTS

Paul Nielsen,           
Special Projects Manager

Jennifer Self, 
Principal Planner

Tiffany Good,             
Local Government 

Coordinator & Shoreline 
Policy

Jessica Gillies,          
Senior Management 

Assistant
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DEPARTMENT MANAGEMENT 

The Department Manager leads the Permitting and Compliance Department. Responsibilities 
include hiring, staff development, performance management, process management, code 
implementation, delegation of department tasks and responsibilities, and coordination with 
other department managers and with permitting stakeholders.  

REVIEW TEAMS 

The Permitting and Compliance Department is structured with staff teams to encourage training, 
mentoring, managerial efficiency, and delegation of work to applicable positions. Dedicated staff 
teams also provide consistency, efficiency, and predictability for applicants.  

Team leads should be the “first-stop” for vetting specific questions related to that program area. 
Each review team should develop a protocol to communicate with one another, ask project or 
parcel specific questions, and stay informed about demands (i.e. application volumes and staff 
assignments). All technicians, assistant, and associate planners are encouraged to work with 
senior and principal planners as a mentor and coach. 

The Permitting and Compliance Department staff teams include: 

INTAKE AND OUTTAKE  

The intake team includes one or more Planners to review applications for completeness, with a 
Senior or Principal Planner assigned providing assistance, guidance, and team supervision. 
Outtake services includes one or more staff members to scan in physical files that are completed 
and update the Parcel Tracker with parcel information.  

MINOR APPLICATIONS AND QES  

The minor application and QE review team includes one or more Planners to review applications, 
with a Senior or Principal Planner assigned to provide assistance, guidance, and team supervision.  

CUSTOMER SERVICE  

The customer service team returns general phone calls, emails, and conducts appointments. 
Customer service is an agency-wide priority, with a dedicated team to meet customer service 
needs. This team is dynamic in nature and includes one dedicated full-time Planner to guide the 
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public with planning questions, with a Senior or Principal Planner assigned provide assistance, 
guidance, and team supervision. This team also oversee the processing of less complex 
applications such as qualified exempt declarations and minor applications.  

SHOREZONE  

The shorezone team reviews all projects in the waters and shorezone of Lake Tahoe and other 
lakes. This includes piers, buoys, and other activities or structures. This team includes Planners 
to review applications and a Principal Planner assigned to provide guidance, training, and team 
supervision. 

VERIFICATIONS AND DETERMINATIONS  

Verifications and determinations are the first step in determining improvement options for a 
parcel. This team includes one or more Planners to process applications, with a Senior or Principal 
Planner assigned to process more complex applications and provide assistance, guidance, and 
team supervision. 

GENERAL PROJECT REVIEWS  

General project reviews are assigned to Assistant, Associate, Senior, and Principal Planners based 
on complexity, familiarity, and staff workload. The Department Manager and Principal Planners 
provide assistance, guidance, and team supervision. 

MAJOR PROJECTS AND ENVIRONMENTAL ANALYSIS COORDINATION  

Major projects are those that are highly involved, such as a new large-scale mixed use commercial 
building or events center. These likely require stakeholder and public outreach coordination and 
an advanced level of expertise in permitting. Additionally, this category includes projects that 
contribute to considerable advances in regional threshold attainment or require environmental 
analysis beyond the initial environmental checklist. Projects are managed by Senior Planners, 
Principal Planers, or Managers under direction of the Department Manager and TRPA Leadership 
Team.   

MOU PARTNER COORDINATION  

TRPA has many MOU (memorandum of understanding) partners in the Lake Tahoe basin. A Senior 
or Principal planner is assigned to assist, guide, and train MOU partners.  
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INSPECTIONS AND COMPLIANCE  

Inspections and compliance actions are assigned to Environmental Specialists, Forester, and the 
watercraft team. The Compliance Program Manager provides assistance, guidance, and 
supervision. 

CODE INTERPRETATIONS & AMENDMENT REQUESTS  

Many of TRPA’s ordinances are complex and can be difficult to understand and implement. 
Unclear code provisions can impact the efficiency, consistency, and predictability of application 
reviews. Ultimately, TRPA strives to make all ordinances and procedures clear and concise.  

This subsection outlines procedures to identify and document interpretations and guidance for 
the implementation of Code standards; and for regularly incorporating that guidance into the 
Code of Ordinances or this procedure manual.  

CODE INTERPRETATIONS VERSUS PROCEDURAL GUIDANCE 

Code interpretations can differ from procedure guidance. Code interpretations for the purpose 
of this section are defined as written determinations that can (1) clarify what the code means 
(i.e. interpretations), (2) expand regulatory meaning or create or expand a definition not explicitly 
stated in the code, or (3) establish criteria for regulated terms or specific requirements or criteria 
for projects. Procedural guidance provides instruction on how to apply or implement the code 
without interpretation or expanding definitions or criteria. 

PROCEDURES 

TRPA maintains and manages code interpretations and requested amendments to the TRPA Code 
of Ordinances and this procedure manual. The TRPA Permitting and Compliance Department in 
coordination with the Housing and Community Revitalization Department maintains a working 
spreadsheet (staff access) of all requests. Past code interpretations are catalogued and saved 
onto the Permitting and Compliance’s internal server. (staff access) 

On an annual basis, TRPA staff will recommend approval of code interpretations and amendment 
requests to the TRPA Governing Board for approval and adoption into the TRPA Code of 
Ordinances. TRPA staff will update this procedure manual periodically as needed. TRPA 
Permitting staff will coordinate these annual updates with the Regional Planning Department 
well in advance of any hearing or approval.  

https://teams.microsoft.com/l/channel/19%3a0603da59d6164606b724d8611bbe4f20%40thread.tacv2/Amendments?groupId=168fe4d6-9489-456f-b02c-1aebe83033ec&tenantId=c645c426-14d5-4163-b0f9-2ea8c375d8f1
file://10.0.1.18/shares/groups/Permitting/6_Guidance%20Materials-Templates-How-Tos/2_Code%20Interpretations
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For application reviewers, any interpretation or guidance determination that is not addressed in 
the Code, Local Plan, Rules of Procedure, or this Procedure Manual should be a code 
interpretation or guidance included in this manual. The first step to address questions regarding 
code standards or procedure requirements is for the planner to consult with their team leader. 
Many questions can be resolved without further action. 

For questions that are not as straight-forward, team leaders should briefly discuss the topic at 
regular meetings. If an interpretation or amendment request if needed, see the section below on 
how to make the request. If differing interpretations have been made in the past, the Department 
Manager will decide on the preferred approach. 

Code Interpretations and Code Amendment Requests 
Code interpretations or amendment requests can be made by TRPA staff, partner agencies, or 
the general public. Requests should be submitted directly to the staff member delegated by the 
Department Manager. 

• Complete and submit the TRPA Code of Ordinances Amendment Request Form. (staff 
access)  See instructions on the form. For internal TRPA staff, a supervisor’s signature is 
required.  

• Staff responsible for tracking and managing requests will then add the request to the 
spreadsheet. (staff access) 

• Work with subject matter experts to prepare a draft code interpretation. Templates for 
interpretations are saved to the Permitting and Compliance’s internal server folder. (staff 
access) 

• Route the draft code interpretation to the Department Manager for review and revise as 
necessary.  

• Schedule a meeting with TRPA legal staff to review the proposal and revise as necessary.  

• Route the final code interpretation for approval signatures first to TRPA Legal Counsel, 
then Chief of Operations, and lastly to the Executive Director in coordination with the 
Department Manager.  

• Update the tracking spreadsheet (staff access) with an approved status.  

• Post the code interpretation to the TRPA website and send to MOU partners in 
coordination with the TRPA MOU Coordinator.  

• On an annual basis, code interpretations will be brought forward to the TRPA Governing 
Board for consideration of approval and adoption into the TRPA Code of Ordinances.  

• (Optional) Some code interpretations may warrant or benefit from a discussion or 

https://tahoeregionalplanning.sharepoint.com/:b:/s/PermittingandCompliance/EQRaNvDjxspFn-WPH_2JETwBCadGdSU0Ykm9RiGKwhfqrA?e=GMfAZ8
https://teams.microsoft.com/l/channel/19%3a0603da59d6164606b724d8611bbe4f20%40thread.tacv2/Amendments?groupId=168fe4d6-9489-456f-b02c-1aebe83033ec&tenantId=c645c426-14d5-4163-b0f9-2ea8c375d8f1
file://10.0.1.18/groups/Permitting/6_Guidance%20Materials-Templates-How-Tos/2_Code%20Interpretations
https://teams.microsoft.com/l/channel/19%3a0603da59d6164606b724d8611bbe4f20%40thread.tacv2/Amendments?groupId=168fe4d6-9489-456f-b02c-1aebe83033ec&tenantId=c645c426-14d5-4163-b0f9-2ea8c375d8f1
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workshop with subject matter experts, permitting or legal staff, external partners or 
stakeholders, or a public review and comment period. Staff will schedule and revise as 
necessary with feedback in coordination with the Department Manager.  

• (Optional) Some important code interpretations may warrant a coordinated public 
release with TRPA Communications staff. 

Procedural Guidance 
Procedural guidance to be inserted in this manual can be requested by TRPA staff, partner 
agencies, or the general public. Requests should be submitted directly to the staff member 
delegated by the Department Manager. 

• Email staff the request, including problem or issue it is intending to resolve and possible 
solution.  

• Staff responsible for tracking and managing requests will then add the request to the 
tracking document. (staff access) 

• Work with subject matter experts to prepare a draft manual section(s).  

• Route the draft section to the Department Manager for review and revise as necessary.  

• Post the revised manual to the TRPA website and send to MOU partners in coordination 
with the TRPA MOU Coordinator.  

• Remove the request from the tracking document. (staff access) 

• (Optional) Some procedure manual updates may warrant or benefit from a discussion or 
workshop with subject matter experts, permitting or legal staff, external partners or 
stakeholders, or a public review and comment period. Staff will schedule and revise as 
necessary with feedback in coordination with the Department Manager.  

Amendment Requests for Other TRPA Documents 
Amendment requests to the TRPA Regional Plan Goals and Policies, Thresholds, Design Review 
Guidelines, maps, and other TRPA regulatory documents should be submitted to Housing & 
Community Revitalization staff. Change requests to TRPA application and forms or review 
checklists should be submitted to the Permitting and Compliance department. See the section 
below, “Document Management” for the assigned staff member.  

https://tahoeregionalplanning.sharepoint.com/:f:/s/PermittingandCompliance/Eoynr2oy1jNPuX8_zhsst6kBIe56cNd-V9kMEAedpjJZgw?e=ZOHtp0
https://tahoeregionalplanning.sharepoint.com/:f:/s/PermittingandCompliance/Eoynr2oy1jNPuX8_zhsst6kBIe56cNd-V9kMEAedpjJZgw?e=ZOHtp0
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DOCUMENT & DATA MANAGEMENT 

Responsibility for managing amendments and proper formatting in the Regional Plan, TRPA Code, 
this Procedure Manual, and other documents are listed below. Amendments to the documents 
should only be made by the assigned staff member. Others should use document copies for the 
processing of proposed amendments. 

• Environmental Threshold Standards   Ken Kasman 
• Lake Tahoe Regional Plan    Jacob Stock  
• Area Plans, Plan Area Statements, etc.  Jacob Stock 
• TRPA Code of Ordinances    Jacob Stock 
• TRPA Rules of Procedure    Jacob Stock  
• Management – Permitting & Compliance  Wendy Jepson 
• Permitting Procedure Manual    Jen Self 
• Code Interpretations & Amendments Requests Jen Self 
• Website Management (Permitting Tab)  Jen Self 
• Mapping Tools & GIS     gis@trpa.gov  
• Permitting & Compliance Reporting   Wendy Jepson/Jen Self 
• Permit Templates and Checklists   Aly Borawski 
• Application Forms     Aly Borawski 
• Fee Schedule      Kathy Salisbury/Aly Borawski  
• TRPA Approval Stamps     Sarah Underhill  

CUSTOMER SERVICE POLICIES 

Customer service policies for the Permitting and Compliance Department are listed below. 

CUSTOMER SERVICE POLICY STATEMENT 

TRPA permitting staff will be available to provide helpful, timely, and accurate information for 
project applicants and the general public. 

VIRTUAL FRONT COUNTER 

The Permitting and Compliance Department has a dedicated Customer Service Planner and 
Customer Service Team. The Customer Service Planner position is responsible for managing 
public inquiries and replaced the former system of planner rotations covering that work (i.e. the 

mailto:gis@trpa.gov
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past “planner on call”).  

Backup coverage for vacation and sick days, busy periods, etc. will be managed by the Customer 
Service Team lead.  

The Customer Service Planner is an important position. This position will have a lot of 
communication with the public and should represent the agency well. In addition to standard 
duties, the Customer Service Planner should use information learned through public 
communications to help the management team identify and implement continuing 
improvements for the permitting process.  

CONTACT INFORMATION AND APPOINTMENTS 

There are multiple ways to contact TRPA with general permitting questions. Daily there is a 
planner on-call returning calls. There is a direct line to the customer service planner or the general 
line can be used. TRPA has an email address that is checked daily for customer service inquires.  

General permitting inquiries should be directed to a Customer Service Planner at: 

• Project and Parcel Related Public Service Line: 775-589-5333 
o This number is the new direct line for public inquiries. It will be managed in the 

same way the main line is managed. Answered when available and messages 
taken regularly throughout the day.  

• TRPA General Phone Line: 775-588-4547  
o This is the main line – the lobby receptionist answers these calls and takes 

messages along with the public being able to press 3 and leave a message.  

• TRPA General Email Address: trpa@trpa.gov 

• TRPA Application Email Address: Intake@trpa.gov 

• An appointment system that can be requested on the TRPA website. This appointment 
system will be available once a week at a minimum and allow for 15-minute phone calls 
along with 30-minute virtual or in-person meetings. 

FRONT LOBBY 

The TRPA front lobby is open Tuesday through Friday from 9:00 a.m. to 12:00 p.m. and 1:00 to 
4:00 p.m. A dedicated receptionist greets guests who come to the TRPA office and answers the 
general phone line. Office closure messages should be posted on the front doors and the website 
seven days before the closure.  

mailto:Intake@trpa.gov
https://www.trpa.gov/applications-forms/permitting-appointments/
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LEVELS OF ASSISTANCE 

The Customer Service Planner should answer questions and provide general information on 
permitting requirements. When more detailed assistance is requested, longer than a 30-minute 
conversation, customers should be referred to pre-application meetings or other appropriate 
process. 

PRE-APPLICATION MEETINGS 

Staff should recommend a pre-application consultation when applicants have questions that 
need more detailed staff input on project concepts and code requirements. Applicants will apply 
online for a pre-application consultation. Pre-application consultations are appropriate for 
projects that need a conversation that is longer than 30-minutes.  

Potential applicants should submit preliminary project proposals and/or plans when scheduling 
pre-application meetings. This allows for the attendance of appropriate staff in the meetings. 
Many staff have specialized knowledge (shoreline, subdivisions, affordable housing for example) 
and the more information that is submitted initially the more detailed the response.   

• Pre-application meetings go through a completeness review to ensure the applicant has 
provided documentation of requests for the meeting.  

• Once complete, the division manager assigns the application to the planner who would 
be able to best assist the applicant.  

• Once assigned the planner should schedule the meeting within 30 days.  

• To prepare for the meeting, the planner should do preliminary research on the specific 
parcel, by gathering past files, researching similar projects, and working with other 
planners as needed.   

PROJECT APPLICATION QUESTIONS 

Questions about permit applications that are in-process should be directed to the reviewing 
planner. To find the planner assigned to an application, visit the Parcel Tracker and insert the 
TRPA File Number in the top right search bar. A staff directory can be found on the TRPA website, 
here.  

https://www.trpa.gov/wp-content/uploads/documents/archive/Pre_App_Consult_Web.pdf
https://parcels.laketahoeinfo.org/
https://www.trpa.gov/contact/
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STANDARDS FOR VOICEMAILS 

Voicemail messages should be direct and friendly, and consistent among department staff. 

Voicemail Greeting - general 
[energetic] Hello. You've reached [name, title] for the Tahoe Regional Planning Agency. I 
am unable to take your call at the moment. Please leave a detailed message with your 
contact information and I’ll get back to you as soon as possible. We strive to return 
phone calls within one to two business days.  

For general permitting questions, you can visit our website TRPA.gov or call 775-589-
5333 to speak with a permit technician.  

Thank you! 

During vacations or other times when staff will be unable to return messages within one business 
day, “out of office” messages should be activated for phone calls and emails. Messages should 
be direct and include the date of return and an alternative contact for time-sensitive inquiries. 

Voicemail Greeting - Out-of-Office 
[energetic] Hello. You've reached [name, title] for the Tahoe Regional Planning Agency. I 
am currently on personal leave and will return [date/time]. If this is urgent, please 
contact [name of alternate, phone number]; otherwise, please leave a message with 
your contact information and I will get back to you when I return.  

For general permitting questions, you can visit our website TRPA.gov or call 775-589-
5333 to speak with a permit technician.  

Thank you! 

Optional: Staff may want to elect to direct calls to a specific person when unavailable. For 
example, when on personal leave a compliance inspector may program their phone to forward 
calls to a team member. Within the TRPA 8x8 phone system, staff can program ‘0’ to forward to 
any phone, either another staff person or the general customer service line.  This setting is found 
in 8x8 by going to Settings and clicking Account Settings which takes you to an admin webpage. See 
below.
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STANDARDS FOR EMAILS 

Email messages should be direct, friendly and set to include the employee’s standard TRPA 
signature line. To change the signature line in Microsoft Outlook, go to File  Options  Mail  
“Create or modify signatures for messages.” 

Email Signature Line 
(staff name) [preferred pronouns optional] 
(staff title/role) 
Permitting & Compliance Department 
(775) 589-(extension) · (staff email)@trpa.gov 

 
trpa.gov | facebook | x | instagram 

Visit the Parcel Tracker on LTInfo.org for parcel and permit information. 

The information contained in or attached to this email may be privileged, confidential and protected from disclosure and is 
for the sole use of the intended recipient(s).  If you are not the intended recipient(s), any review, use, distribution, copying 
or disclosure is strictly prohibited; please contact the sender by reply email and destroy the original and all copies of this 
message and any attachment(s).  Thank you. 

Replies and forwards settings can be adjusted for an abbreviated signature line:  

(staff name) [preferred pronouns optional] 
(staff title/role) 
Permitting & Compliance Department 
(775) 589-(extension) · (staff email)@trpa.gov 

STANDARDS FOR STAFF AVAILABILITY 

Staff should respond promptly to all inquiries. All planners should return messages within 24 
hours, excluding weekends and holidays.   

All permitting and compliance staff will use a shared calendar to communicate personal and sick 
leave. Once leave is approved by a supervisor, staff are responsible for sending a calendar invite 
to PTOPermittingCompliance@trpa.gov. This calendar will remain visible to all staff.  

http://www.trpa.gov/
https://www.facebook.com/trpatahoe
http://www.twitter.com/TahoeAgency
https://www.instagram.com/trpa_tahoe/
https://parcels.laketahoeinfo.org/
mailto:PTOPermittingCompliance@trpa.gov
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ACKNOWLEDGMENTS 

See “Permit Acknowledgements” section of this manual.  

When planners are on vacation over four days, an available planner shall be selected to help with 
acknowledgments. The selected planner’s contact information should be included in the out of 
office message.  

CUSTOMER SERVICE PLANNER (POC) 

Every day the customer service planner is not available to return customer service inquiries or 
out of office, an available planner shall be selected to return calls and emails that day. The front 
counter calendar can be used as a calendar reminder.  

INTAKE 

Every day the intake planner is not available or out of the office an available planner shall be 
selected to assist with the 15 and 30-day completeness review of applications. The general goal 
is to review at least five applications a day.  

REPORTING AND PERFORMANCE MEASURES 

The Permitting and Compliance Department reviews applications, issues permits, and inspects 
projects in a timely and consistent manner and help facilitate environmental improvements and 
economic investment in Lake Tahoe Communities. The department is also responsible for 
ensuring compliance with permitting activities and assists in resolving violations.   

Appendix C of this manual outlines the Permitting and Compliance Reporting Strategy.  

MOU COORDINATION, AUDITS, & TRAININGS 

MEMORANDUM OF UNDERSTANDING (MOU) 

TRPA enters into agreements, or Memoranda of Understanding (MOU), with other agencies and 
utility companies to carry out permitting and environmental review on the Agency's behalf.   

The MOUs are available on the TRPA website Where to Apply and MOUs.   

TRPA has a designated Local Government Coordinator that assists local jurisdictions with MOU 

https://www.trpa.gov/where-to-apply-for-a-permit/
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implementation.   As of 2023, the City of South Lake Tahoe, Placer County, and El Dorado County 
have active MOUs and are permitting certain projects on behalf of TRPA.  TRPA has entered into 
permit delegation MOUs with Washoe County and Douglas County, but they are not active.   TRPA 
and the local jurisdictions prepare agreed upon Procedural Guidelines for implementing the 
MOUs and correspond frequently to ensure successful implementation.   

AUDITS 

Permit monitoring and compliance audits are required annually for a sample of permits issued in 
area plans (Code Section 13.8.3) and as part of the performance review system for the 
distribution of residential allocations (Code Section 50.5.2.E.3). Audit results are used to 
determine if an area plan will be recertified and the number of residential allocations distributed 
from TRPA to the local jurisdictions every two years as part of the performance review system. 

Area Plan Audits  
The annual area plan audit includes projects reviewed by local jurisdictions in area plans that are 
not covered in the annual single-family residential audit, such as commercial, tourist, public 
service or multi-family housing projects.  In 2023, the City of South Lake Tahoe was the only 
jurisdiction that approved projects that were not covered by the residential audit.  

Process for completing audit: 
1. In August, request a list of projects permitted within area plans (from October 1st to 

October 1st of the previous year).  Select a sample of permits to audit that will not be 
audited under the residential audit.   

2. Provide the results in the Local Government Coordination Report.  

Residential Audits  
Every fall, TRPA completes residential project review and code compliance audits for each 
jurisdiction (City of South Lake Tahoe, Douglas County, El Dorado County, Placer County, and 
Washoe County) in the Tahoe Basin, as required by TRPA Code of Ordinances, Section 50.5.2.E: 
Distribution and Administration of Residential Allocations.  

The purpose of these audits is to (1) ensure residential projects reviewed and inspected by MOU 
partners on behalf of TRPA comply with the TRPA Code and Rules of Procedure, (2) identify 
project review training and education opportunities for MOU partners, and (3) provide the 
Performance Review Committee with a summary of MOU performance for the distribution of 
residential allocations.  

The Performance Review Committee is convened every two years (January or February) and is 
comprised of staff from each participating local jurisdiction and TRPA.  The Committee is tasked 
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with providing a recommendation on the proposed distribution of residential allocations to the 
Governing Board every two years. 

Process for completing audits: 
1. In August, request a list from the Research and Analysis Division of at least five percent of 

each local jurisdictions finaled residential permits, active residential projects (projects 
that need to be winterized), and residential permits that have been reviewed and 
acknowledged (between October 1st to October 1st of the previous year).   It is a good idea 
to have some extra permits added to the list in case there is an issue with one of the files.  

2. Request electronic copies of the finaled and residential permit files from the applicable 
local jurisdictions. 

3. Provide the files for the finaled permits and active permits to Code compliance staff.  They 
will visit the finaled project sites to make sure the projects match approved plans and the 
active permit sites to make sure the sites are winterized before October 15th.   

4. One or more planners will complete the residential audit using the audit form. 

5. Once all of the audits are complete, the Local Government Coordinator will provide the 
draft scores and list of comments to the applicable local jurisdictions and give the local 
jurisdictions time (typically 30 days) to address the comments. If needed, TRPA staff will 
schedule meetings with local jurisdictions to go over the audit results. If the local 
jurisdictions adequately address audit comments, the audit scores can be adjusted. 

6. Final audit scores are provided in the annual Local Government Coordination Report and 
in the Performance Review System staff reports.  

TRAINING 

TRPA provides trainings to local jurisdictions to ensure successful MOU implementation. 
Trainings are conducted as needed and may focus on new programs or on issues noted in audits. 
TRPA also hosts informational sessions for community members and realtors.  

TIME TRACKING & PROJECT WORKFLOWS 

TRACKING APPLICATION REVIEW AND INSPECTION TIME (ACCELA) 

Planners should keep project statuses properly updated in Accela and should track time spent on 
the application review at each step of the workflow. Estimate time to the nearest 0.5 hours. This 
assists in determining project review costs, helps create accurate revenue forecasting for the 
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agency budget, and can better inform expectations for applicants. The majority of the time 
tracked to a specific project in Accela will be that of the reviewing planner.  

Time Tracking for Permitting Staff Other than the Reviewing Planner 
On occasion, the reviewing planner may need to consult with other Permitting and Compliance 
staff or their supervisor on project questions or issues. If consultation with other staff requires 
more than 30 minutes, this time should be tracked in the Accela workflow for the specific project. 
The time can be logged by either the reviewing planner or staff assisting. For questions that are 
presented during a larger team meeting, only track the time for the reviewing planner not all 
department staff.  

To track in Accela, Permitting and Compliance staff will enter the time of support staff into Accela 
workflows by finding the name of the staff person who assisted with a project from the workflow 
drop-down menu and entering in the other staff person’s estimated time. This can be entered 
together with planner time at each step of the workflow. This is needed for the time and expense 
monitoring reports, not for payroll.  

Time Tracking for Staff in Other Departments 
On occasion, TRPA Permitting and Compliance staff may need to consult with TRPA staff in other 
departments. For example, Transportation staff to review a traffic analysis or Housing staff to 
review an Accessory Dwelling Unit deed restriction. This staff time from other departments 
should be tracked in the Accela workflow for specific projects and within UKG.  

The reviewing planner is responsible for receiving the time spent on a specific project from other 
reviewers and updating Accela. 

Time Tracking for Outsource Review  
Time spent on specific projects for outsourced review should be tracked in the Accela workflow 
for specific projects. This will include the outsource consultant’s time, as well as the TRPA staff 
issuing the permit and managing the processing of the application. Once the outsource 
consultant finishes review of the project and provides the draft permit or determination and all 
file materials, the TRPA staff planner should request the amount of time spent from the 
consultant and enter that information into the Accela workflow.  

TIME TRACKING FOR PAYROLL PURPOSES (UKG) 

“UKG” is the payroll platform used by TRPA. Permitting and Compliance has seven time tracking 
codes, or “cost centers”. Staff will enter their own time on their bi-weekly timecard. The list 
below provides the title of each code and general guidelines for when to use each code.  
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1. General 
The general code should be used to log time for administrative duties, including staff 
meetings, weekly organization, extracurricular activities (e.g. TRPA Equity Committee), 
submitting timesheets, etc.  

2. Customer Service 
The customer service code should be used when providing customer service not specific 
to an active application or permit staff is working on. The planner on call should log all 
hours spent during that task to the customer service code. This code does note include 
intake duties.  

3. Application Review 
The application review should be used for time spent reviewing applications (including 
intake duties) and processing permits.  

4. Shoreline Implementation 
The shoreline implementation code should only be used if approved by the Shoreline 
Program Manager for the implementation of shoreline policy and code.  

5. Special Projects 
The special projects code should only be used if approved by the Department Manager. 
Staff time counted towards special projects may include regionally significant 
redevelopment projects that span months or even years, TRPA process improvements, 
etc.  

6. BMP Review 
The BMP review code should only be used by the BMP team (not reviewing planners) for 
time spent specific to reviewing BMP details and specifications for project applications. 

7. MOU Support 
The MOU Support should only be used by the MOU Coordinator or on occasion when 
Permitting and Compliance staff is providing assistance or answering questions for MOU 
partners. (e.g. local jurisdiction MOUs, land bank coordination, or Shorezone Review 
Committee) 

Effective Time 
Each Permitting and Compliance Staff person should have a target “effective time” per the seven 
cost centers above. The effective time is intended to help establish expectations of how staff 
time should be spent and as a management tool to assess the allocation and demand of staff 
resources. This can be approximate or a “ball park” target. Effective time can be analyzed in 
comparison to UKG reports periodically by staff and/or managers. Effective time for each 
employee will be set by the Department Manager on an annual basis and may be adjusted 
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periodically. 
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Example of Effective Time: 
Jane Doe’s Permitting & Compliance Effective Time, 2024 

Code  Expected Percentage of 
Time Spent 

Expected Hours per 
Pay Period (2 weeks) 

General 30% 24 
Customer Service 10% 8 
Application Review 60% 48 
Shoreline Implementation 0% 0 
Special Projects 0% 0 
BMP Review 0% 0 
MOU Support 0% 0 

TOTAL 100% 80 

TIME OFF REQUESTS 

Permitting and Compliance staff should block any time off on their outlook calendars. When 
creating the calendar invite, include PTOPermittingCompliance@trpa.gov, the Department 
Manager, and the staff person’s immediate supervisor as “required attendees”. The PTO 
Permitting and Compliance calendar will automatically “accept” the calendar invite. This calendar 
is available and accessible to all staff members and serves as a whole department record of who 
is on leave. 

Team supervisors may develop additional requests or communication regarding personal leave 
other than those listed here. 

APPLICATION STATUS CATEGORIES 

Statuses allow tracking of an application through its lifecycle from the initial submittal to project 
completion. These statuses are updated within the Accela permitting software and are viewable 
to the public on the Parcel Tracker.  

Statuses are organized into the following five “steps”: Intake, Planner Review, Action, 
Inspections, Project Completed & Securities. Specific statuses will advance the workflow to the 
next step. Some status may have a required reason associated provided by a drop-down menu 
(e.g. withdrawal prompted by an applicant request). Some designated statues have an 
autogenerated email to inform the applicant of important steps in the application process.  

It is important for staff to maintain proper and current application statuses for all assigned 
projects.  

See Appendix D of this manual for more detailed information on application statuses and their 
definition.  

mailto:PTOPermittingCompliance@trpa.gov
https://parcels.laketahoeinfo.org/
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TEMPLATES & SCRIPTS 

Standard document formats are available in Checklists and Templates. (staff access) Standard 
document templates should be used by all staff planners and MOU partners.  

• Review Checklists.  
Planners should review necessary content and complete checklists prior to issuance of 
each permit. A V(g) Findings Checklist and the applicable review checklist should be 
completed for all projects. Summary approval of V(g) findings is allowed for minor 
applications.   

• Standard Condition Language.  
Standard condition language should be used to the extent feasible. Often, standard 
conditions will need to be refined or expanded to address unique project circumstances. 
The standard condition list is intended to be modified, refined, and expanded over time.  

• Standard Permit Template.  
All permits should use this standard language and format.  

FILE STORAGE 

Planners should save all documents relating to application reviews (permits, determinations, 
deed restrictions) to a shared drive somewhere accessible to supervisory staff and other 
planners. For various reasons, other staff members may need access to permit documents. 

• Save all project files (word documents, pdfs) documents to the Permitting folder on the 
TRPA server. (staff access)   

• All documents uploaded to Accela (see section below) should be saved to the Electronic 
Backup Folder. (staff access) 

• Planners may want to have folders with the year issued. 

• Qualified exempt declarations do not need to be saved in the folder above, only in Accela 
and the electronic backup folder. 

UPLOADING DOCUMENTS IN ACCELA  

Upload files in Adobe PDF format whenever possible. Other formats may not work well for 
customers. All plans should be combined into one file and reduced before uploading. This process 
is for all hard copy files and electronic files.

https://teams.microsoft.com/l/channel/19%3a52b27aac734a43ae999302d0bf8ebca8%40thread.tacv2/Guidance%2520Materials-Templates?groupId=c317708f-4672-4063-b51f-e42181438975&tenantId=c645c426-14d5-4163-b0f9-2ea8c375d8f1
file://10.0.1.18/shares/groups/Permitting/3_Staff%20Folders%20(Current)
file://10.0.1.18/shares/groups/Permitting/3_Staff%20Folders%20(Current)
file://10.0.1.18/shares/groups/Research%20and%20Analysis/ELECTRONIC%20BACKUP%20FILES
file://10.0.1.18/shares/groups/Research%20and%20Analysis/ELECTRONIC%20BACKUP%20FILES
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USEFUL TIP: See Planner Tasks for Uploading to Accela on the Microsoft Teams channel. 
(staff access) 

FILE NAMING IN ACCELA 

It is important when uploading files into Accela to be consistent in the naming of the documents. 

USEFUL TIP: See Planner Tasks for File Naming on the Microsoft Teams channel. (staff 
access) 

DOCUMENTUM/SCANFILE REFERENCES 

Occasionally, the reference to “Documentum/Scanfile” may appear as the location for a file in 
Accela. This refers to an older database of files scanned from hard copy and digitized. This 
database is no longer active as of 2024. Files that are indicated in Acccela as in Documentum or 
Scanfile can be found on the TRPA server. As indicated in the file path name, please do not 
remove any files from this location. If the planner needs a file, copy it to their preferred location.  

https://tahoeregionalplanning.sharepoint.com/:w:/s/PermittingandCompliance/EUy6PuAUIKtLoJSnv4hEya0Bq0ASNSffv2lQXWh9c-xbQA?e=bo8uHM
https://tahoeregionalplanning.sharepoint.com/:w:/s/PermittingandCompliance/EQlLWmTQXtBBuxHsmDrr_GcBoVWA6K02vuYEsiRNwf2D_Q?e=Cx6CgT
file://10.0.1.18/shares/groups/Research%20and%20Analysis/DOCUMENTUM%20-%20Back%20Up%20Files-copy%20or%20print%20only%20-%20do%20not%20remove%20originals
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APPENDIX A: TRPA CODE OF ORDINANCES REVIEW GUIDANCE 
The TRPA Code of Ordinances (the “Code”) details the requirements for development and 
redevelopment at Lake Tahoe.  The Code also references land use standards and site design 
guidelines found within the applicable local plan and design review guidelines.  

Planners should complete their Code conformance reviews in an organized, thorough, and 
efficient manner. Code Chapters are designed to be reviewed in order, as applicable, starting 
with the General Provisions.  

The following list is an overview of considerations typically evaluated as part of a TRPA 
application.  

USEFUL TIPS:  
• PLANNERS & PERMITTING TECHNICIANS – The TRPA Permitting & Compliance 

Department maintains checklists, templates, and other guidance materials on the agency 
Microsoft Teams channel (staff access). Refer to these resources during project review 
and answering questions.  

• PLANNERS & PERMITTING TECHNICIANS – The TRPA Permitting & Compliance 
Department maintains an archive of older code interpretations and procedure guidance. 
(staff access) As part of the Permitting Improvement Project, staff will process these 
documents as permanent code amendments and/or insertions into this procedure 
manual where applicable. In the meantime, this resource is available for reference.  

CHAPTERS 1-6: GENERAL PROVISIONS 

General Provisions outline the TRPA regulatory framework and are typically referenced for 
project review process requirements, environmental documentation, and compliance 
procedures. Chapters include: 

Introduction (Chapter 1) 
Code framework and amendments. This chapter is typically not references in project reviews.  

Applicability (Chapter 2) 
Project review authorities; Exempt Activities and Qualified Exempt; Previously Approved 
Projects; MOUs. Enhanced staff level review is required when a project requires noticing but not 
a public hearing. Additional projects requiring noticing are listed in the Rules of Procedure Article 
12. 

https://www.trpa.gov/wp-content/uploads/TRPA-Code-of-Ordinances.pdf
https://www.trpa.gov/regional-plan/area-plans/
https://www.trpa.gov/wp-content/uploads/documents/archive/DRG.pdf
https://teams.microsoft.com/l/channel/19%3a52b27aac734a43ae999302d0bf8ebca8%40thread.tacv2/Guidance%2520Materials-Templates?groupId=c317708f-4672-4063-b51f-e42181438975&tenantId=c645c426-14d5-4163-b0f9-2ea8c375d8f1
file://10.0.1.18/shares/groups/Permitting/6_Guidance%20Materials-Templates-How-Tos/2_Code%20Interpretations
https://www.trpa.gov/regional-plan/#rules
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CHAPTER 2 USEFUL TIPS:  
• Check Sec 2.2 Project Review:  Determine if Hearings Officer of Governing Board 

review is required. 

• Sec 2.3 Exempt Activities: On occasion, an applicant may submit an application that 
does not require TRPA approval. See the TRPA Exempt packet. 

Environmental Documentation (Chapter 3) 
Initial Environmental Checklist; Environmental Assessment; Finding of No Significant Effect; 
Mitigated Finding of No Significant Effect, Environmental Impact Statement. 

CHAPTER 3 USEFUL TIPS:  
• Sec 3.2 Applicability: Check need for environmental documentation. Note single 

family and other exemptions do not require environmental documentation.  

• Sec 3.3 Determination of need to prepare EIS – Standards and findings for Initial 
Environmental Checklist. These are integrated into the IEC.  

• Address Secs 3.4 (Environmental Assessments), 3.5 (FONSE), 3.6 Mitigated (FONSE), 
and 3.7 (EIS): Reference these procedures as needed based on initial review.  

Required Findings (Chapter 4) 
Applicability; Procedures; Threshold Findings; Findings for Amendments to the Regional Plan, 
Code, etc. 

CHAPTER 4 USEFUL TIPS:  
• Threshold Finding requirements are integrated into the V(g) Findings Checklist. For 

applications requiring additional findings or determinations, supplemental findings 
should be documented. This is typically the staff summary for public hearings or a 
supplemental findings sheet for staff-level approvals. This may be appropriate for 
relocation of sensitive land coverage, removal of old growth trees, and other topics 
not clearly addressed in the standard checklists. Notes added on the checklist forms 
can be used to document simple findings.  

Compliance (Chapter 5) 
Chapter 5 is used by the compliance team for inspections and to address non-compliance and 
related issues. Chapter 5 is typically not referenced for project reviews. It includes: inspections, 
non-compliance, permit suspension and revocation, securities, judicial relief, and remedial action 
plans.  

https://www.trpa.gov/wp-content/uploads/documents/Exempt_Packet.pdf
https://www.trpa.gov/wp-content/uploads/IEC-Form.pdf
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Tracking, Accounting, and Banking (Chapter 6) 
Chapter 6 addresses the data collected for each parcel, regional accounting, and land banking. 
Chapter 6 requirements are integrated into the review forms, so code typically does not to be 
referenced for each project review.    

CHAPTERS 10-16: PLANNING  

Planning standards outline the land use categories and the criteria for Local Plans. Planning 
standards typically do not need to be reviewed with each project. Chapters include:   

TRPA Regional Plan Maps (Chapter 10) 
Official Maps and GIS Layers. 

Plan Area Statements and Plan Area Maps (Chapter 11) 
Framework for Plan Area Statements. Plan Area Statements are local plans for small geographic 
areas that have not been included in an Area Plan. 

Community Plans (Chapter 12) 
Framework for Community Plans. Community Plans are local plans for small geographic areas 
that have not been included in an Area Plan. 

Area Plans (Chapter 13) 
Framework and requirements for Area Plans.  

Specific and Master Plans (Chapter 14) 
Framework for Specific Plans and Master Plans.  

CHAPTERS 21-22: LAND USES 

Land Use standards are primarily addressed in the Local Plans. The applicable local plan needs to 
be reviewed with each project. Code chapters are referenced when determining the appropriate 
category of primary, accessory, or temporary use; for special use findings; non-conforming use 
provisions; and standards for temporary and accessory uses including Accessory Dwelling Units 
(ADUs). Chapters include:   

Permissible Uses (Chapter 21) 
Definitions, Standards and Findings for primary and accessory uses. 

CHAPTER 21 USEFUL TIPS:  
• Reference when determining the appropriate category of primary, accessory, or 

temporary use; for special use findings; non-conforming use provisions; and standards 

https://www.trpa.gov/regional-plan/area-plans/
https://www.trpa.gov/regional-plan/area-plans/
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for temporary and accessory uses including Accessory Dwelling Units (ADUs).   

• Check floor plans: Review to see if the correct number of units are proposed based on 
the number of kitchens.  
o Also reference Accessory Dwelling Units section of this manual as applicable.  
o If units of use are added, development rights need to be in place or required by 

condition of approval. Mobility mitigation fees are also required for conformance 
to Chapter 65.  

Temporary Uses (Chapter 22) 
Definitions and Standards for temporary uses. 

CHAPTERS 30-39: SITE DEVELOPMENT 

Applications are reviewed in detail for compliance with applicable Site Development standards. 
These are the baseline design standards for buildings and site improvements. Some of the Local 
Plans have replacement standards for certain site development standards. It is important to 
identify any applicable replacement standards within the local plans before reviewing the site 
development standards in the Code. Chapters include: 

Land Coverage (Chapter 30) 
Land Coverage is a fundamental development limitation in the Lake Tahoe Region. TRPA 
administers a system that limits land coverage based on the environmental sensitivity of land, as 
measured using “Bailey” land capability classifications. The alternative IPES system (Chapter 53) 
applies to residential parcels that were vacant when the regional plan was established. Chapter 
30 outlines standards for the Bailey land classifications; and the limitations, exemptions, and 
mitigation requirements for Land Coverage.  

CHAPTER 30 USEFUL TIPS:  
• Note that the Chapter 90 definition of Land Coverage identifies what does and does 

not qualify as Land Coverage. 

• Sec 30.3 (Land Capability System) is used to review Verification and Determination 
Applications, and is generally not used for project reviews. 

• Sec 30.4 (Land Coverage Limitations) is central to project reviews. Some provisions 
are integrated into checklists, but the nuanced language in code often needs to be 
referenced. Subsections address base allowable coverage, transferred coverage, 
method of transferring, relocation of verified coverage, conversion of turf, coverage 
exemptions, and off-site coverage standards.  

• See 2018 memo to the City of South Lake Tahoe regarding land capability and 

https://www.trpa.gov/regional-plan/area-plans/
https://www.trpa.gov/regional-plan/area-plans/
https://tahoeregionalplanning.sharepoint.com/:b:/s/PermittingandCompliance/ERLImGlQnFtKo_kf1Du4vMEBgEbCoDtNaTenGzno2z751A?e=xAzw9p
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calculating land coverage (staff access) in the Tahoe Keys on Microsoft Teams.  

• See 2020 memo on Permitting within SEZ on Microsoft Teams. (staff access) 

• Artificial or synthetic turf is considered coverage. TRPA recommends natural 
landscaping features in accordance to the Home Landscaping Guide instead of article 
turf. Artificial or synthetic turf may be eligible as a partial coverage exemption as 
pervious coverage if it meets the criteria in section 30.4.6.D.1. 

• Coverage Exemptions: 
o See TRPA’s Land Coverage Exemptions Information Packet online.  

o Note that many of coverage exemptions require BMP certificates and full 
mitigation of excess coverage. Be sure to review sub 30.4.6 in detail with coverage 
exemption proposals. 

o If there is excess land coverage in any land capability district for a parcel, even if 
the total aggregate for the allowable coverage on the entire parcel is under the 
base allowable coverage, the property owner must mitigate any excess coverage 
for the use of coverage exemptions.  

o Parcel with common area (condos) are allowed only one allowance of coverage 
exemptions. (i.e. each condo is not allowed 120 sqft of coverage exemptions) 

o Land capability and coverage should be verified prior to the approval of a non-permanent 
structure coverage exemption. This is reflected in the application checklists. These 
exemptions are only applicable to high capability lands and all excess coverage must be 
fully mitigated.  

o Coverage exemptions for decks only apply to residential properties. The other exemptions 
can be used on all other properties that meet the criteria for exemptions.  

o Any existing non-permanent structures that were legally established as coverage count 
as coverage and shall only qualify for this exemption if consistent with all exemption 
criteria in the Code.  

Density (Chapter 31) 
Maximum density limits, allowed increases, and related standards. 

CHAPTER 31 USEFUL TIPS:  
• Reference Chapter 31 for projects with more than one residential unit, tourist uses, 

and overnight recreation facilities.  

• Density increases are allowed for affordable housing and other specified projects.  

Basic Services (Chapter 32) 

https://tahoeregionalplanning.sharepoint.com/:b:/s/PermittingandCompliance/ERLImGlQnFtKo_kf1Du4vMEBgEbCoDtNaTenGzno2z751A?e=xAzw9p
https://tahoeregionalplanning.sharepoint.com/:b:/s/PermittingandCompliance/EYgBeMj5sjREprMq-ZQXRNcBFtyI1dISXbt5i7U9a2yYtA?e=owEiUC
https://tahoercd.org/wp-content/uploads/2016/02/LandscapingGuide.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/Coverage_Exemption_Process_Info_Sheet.pdf
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Standards for paved roads, water service, wastewater treatment service, and electrical service 
requirements for projects.    

Grading and Construction (Chapter 33) 
Grading season, standards, and excavation limitations (5 feet generally); Special reports for 
additional excavation; Standards for protecting trees and other vegetation. 

CHAPTER 33 USEFUL TIPS:  
• Chapter 33 is relevant for many reviews. Sections address the grading season and 

winterization, discharge/ erosion control, dust control, material disposal, cuts and 
fills, excavation limitations (5 feet generally), special reports for additional excavation, 
historic resource discovery, and vegetation protection. The permit condition template 
has condition language that can be used for each of the Chapter 33 standards.  

• Note the vegetation protection language references and works together with Chapter 
61. 

• The TRPA Design Review Guidelines also include important grading and excavation 
guidelines, such as limiting grading, preserving existing vegetation, slope 
configuration, retaining walls, and more.  

• The reviewing planner should be aware that excavations for foundations, retaining 
walls, etc. will require over-excavation followed by backfill once the structure is in 
place. And the deeper the cut, the further the edge of the over-
excavation/disturbance will be. This over-excavation is often not clearly included on 
the grading plan. Be sure the extent of disturbance is included on the plans and look 
for potential impacts/changes to natural features/trees/vegetation outside the area 
shown for construction, including on adjacent parcels. Many trees have had to be 
removed after the fact because they were not shown to be impacted on the plans. 

Driveway and Parking Standards (Chapter 34) 
Design standards for driveways and parking. 

CHAPTER 34 USEFUL TIPS:  
• Section 34.2 lists the areas / documents with substitute standards. 

• Reference for the design of driveways and access routes.  

• TRPA code does not have parking standards.  

• See local plans for substitute and additional standards.  

• In order to help meet water quality objectives in the Lake Tahoe Basin, all owners of 
developed property that are accessible for year-round use must have a paved 

https://www.trpa.gov/wp-content/uploads/documents/archive/DRG.pdf
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driveway with a hard, plow-able surface. By paving a driveway, soil is stabilized, 
stormwater runoff can be appropriately directed for onsite infiltration, the surface 
can be plowed without disturbing soil and vehicular access can be limited to the 
paved surface. 

• See also information and useful tips for Driveway/Parking Area Paving Applications 
and Small BMP Retrofit Applications sections within this manual.  

Natural Hazard Standards (Chapter 35) 
Floodplain standards. Referenced for projects within 100-year floodplains.  

CHAPTER 35 USEFUL TIPS: 
• See the 2019 floodplain guidance memo on Microsoft Teams. (staff access) 

Design Standards (Chapter 36) 
Standards for site design, building design, landscaping, exterior lighting, water conservation, 
combustion appliances, outdoor advertising, and soil and vegetation protection. Additional 
design guidelines are outlined in the Design Review Guidelines.   

CHAPTER 36 USEFUL TIPS: 
• Section 34.2 lists the areas / documents with substitute standards. 

• References the Design Review Guidelines and Scenic Quality Improvement Program. 

• Per Code section 36.5.1, “existing natural features outside of the building site shall be 
retained.” Project proponents often incorporate landscaping or terracing walls into 
their proposed design. TRPA typically can approve landscaping walls for the purpose 
of slope stabilization or if the wall is not changing the gradient of the slope more than 
two feet.  

• Per Code section 36.5.4, the 20 foot setback is measured from the right-of-way. 
Project proponents may confuse this with property line or edge of pavement.  

Height (Chapter 37) 
Regulatory system and limitations for structure height. TRPA uses complex methods and findings 
for determinations of maximum building height. 

CHAPTER 37 USEFUL TIPS: 
• Review and identify key components of height calculations, including lowest natural 

ground elevation, percent cross slope retained, and roof pitch. 

• Information should be shown on the building elevation sheets and consistent with 
elevation contour lines on the site or grading plan.  

https://tahoeregionalplanning.sharepoint.com/:b:/s/PermittingandCompliance/EdGzPZy6ZOtPlWe9zFzgrSABcd9JhZ89Od0ERb_NV26h9A?e=Ft51zN
https://www.trpa.gov/wp-content/uploads/documents/archive/DRG.pdf
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• Reference Sec 37.4 table of maximum height. 

• Reference Sec 37.5 for additional height options 

• Reference Sec 37.6 for structures other than buildings 

• Reference Sec 37.7 for additional height findings. The review checklists address 
additional height findings. A supplemental findings document may be needed for 
larger projects and more complex height findings. 

• Reference Secs 37.8 and 37.9 for modifications to existing buildings, including those 
with non-conforming height.  

Signs (Chapter 38) 
General sign standards; Supplemental sign standards in certain areas. 

Subdivision (Chapter 39) 
Subdivisions that create new development potential are not permitted in the Lake Tahoe Region. 
TRPA processes condominium subdivisions for existing units and modifications to parcel 
boundaries. 

CHAPTERS 50-53: GROWTH MANAGEMENT 

TRPA administers a system of transferrable development rights (TDR) for all parcels in the Lake 
Tahoe Region. Development rights need to be obtained before new units of use are established. 
Requirements are outlined in the Growth Management chapters.  

Growth Management standards are typically reviewed when a project proposes to add units of 
use (allocation of development), change land use categories (conversions), remove and bank 
units of use (banking), or transfer units of use to another property (transfers).  

Residential use categories include single family residential units (SF RUU), multi-family residential 
units (MF RUU), and Bonus Units.  

Vacant residential parcels were each allocated one “potential residential unit of use” with 
adoption of the Regional Plan. To build a new residence on a vacant parcel, a property will need 
a potential unit of use plus a residential “allocation”. A limited number of allocations are 
distributed annually to each local government. Incentive allocations and bonus units are also 
available.  

Non-residential use categories include tourist accommodation units (TAU) for lodging and 
timeshare units; and commercial floor area (CFA) for commercial and office uses.  
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Recreational uses are managed using “people at one time (PAOT)” standards.  
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Growth Management Chapters include: 

Allocation of Development (Chapter 50) 
Standards for potential residential units of use, allocation of development rights, and allocation 
of additional units by type.  

Banking, Conversion, and Transfer of Development (Chapter 51) 
Standards for Banking, Conversion, and Transfer of Development Rights. 

CHAPTER 51 USEFUL TIPS: 
• Transfer incentive: When a project proponent transfers a potential residential unit of 

use (PRUU) from a sensitive lot to a town center, TRPA may assign a residential 
allocation which could result in a full residential unit of use (RUU). See TRPA Code of 
Ordinances section 51.5.1.3.d. 

Bonus Unit Incentive Program (Chapter 52) 
Residential “Bonus Units" are available for prioritized housing projects including affordable, 
moderate, and achievable-level housing; transfers of development to Centers; and 
environmental mitigation measures such as sensitive land restoration or participation in an 
environmental improvement project.   

CHAPTER 52 USEFUL TIPS: 
• Bonus units awarded by TRPA typically may not require an allocation or may be 

eligible to receive an allocation from TRPA.  

Individual Parcel Evaluation System (Chapter 53) 
Standards for IPES parcels including parcel evaluations, ranking, scoring, allowable coverage, 
stream environment zone (SEZ) setbacks, and related matters. 

CHAPTERS 60-68: RESOURCE MANAGEMENT AND PROTECTION 

Resource Management and Protection Standards relate directly to the Environmental Threshold 
Standards. When properties are improved consistent with TRPA standards, the environment is 
protected and often improved.   

Applications are reviewed in detail for compliance with applicable Resource Management and 
Protection standards. Chapters include: 

Water Quality (Chapter 60) 
Chapter 60 requires water quality improvements, including stormwater management best 
management practices (BMPs), with all projects. BMPs reduce the amount of sediment and other 
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pollutants that flow into Lake Tahoe. BMPs protect against soil erosion, manage runoff from 
pollution sources including streets and driveways, and infiltrate additional runoff from 
impervious ground surfaces. Infiltration calculations are required with most projects. The BMP 
Manual TahoeBMP.org outlines BMP requirements and design options. Chapter 60 also 
addresses water quality (pollution) control, source water protection, and water quality mitigation 
required with increases in land coverage.  

CHAPTER 60 USEFUL TIPS: 
• See TRPA Permitting Guidelines for Residential BMPs.  

• Reference Sec 60.1 for pollution discharge limits. Typical project reviews may need to 
address snow disposal areas and fertilizer management. 

• Reference Sec 60.2 for water quality mitigation required with added land coverage. 
This is typically addressed with a standard condition and per square foot fee. 

• Reference Sec 60.3 for source water protection standards. These apply when 
identified “possible contaminating activities” are proposed in a source water (aka 
drinking water) protection area. See the permit review map.  This applies to a variety 
of mostly non-residential uses. If the standards apply, the project must coordinate 
with the water system operator and implement a spill control plan with certain 
required elements.  

• Reference Sec 60.4 for the basic best management practice (BMP) requirements. The 
BMP Manual TahoeBMP.org outlines BMP requirements and design options in more 
detail. Project plans must include temporary and permanent BMPs. Staff from the 
BMP team are available to help applicants design BMP plans and to help with BMP 
plan reviews when needed.  

• The standard BMP requirements include: 

o Infiltration: Infiltration trenches, basins, and similar facilities shall be designed to 
accommodate the volume from a 20-year, one-hour storm. Adequate infiltration 
is especially important for driveways and other “dirty coverage” areas. The 
standard calculation table is used to verify the “BMP treatment” capacity. Reviews 
should include the following steps: 

 Verify the correct parcel information used. 

 Verify water table depth (generally ≥5 feet) and maximum depth of install. 
Require special designs as needed to maintain 1 foot of separation 
between infiltration BMPs and the water table.  

 Verify the mapped Ksat against parcel records. This is a measure of soil 

https://tahoebmp.org/
https://www.trpa.gov/wp-content/uploads/documents/BMP-Guidelines.pdf
https://tahoebmp.org/
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infiltration capacity. Lower infiltration rates may impede infiltration. Sec 
60.4.8 (special circumstances) should be used in these cases.  Studies may 
be accepted to support alternative Ksat rates.  

 Check average void space. 40% should be used for standard gravel 
trenches. 

 Review the contributing surfaces, which should also be shown on a map 
graphic. The total contributing surface area should generally equal the 
total parcel coverage plus a little for overhanging coverage. Numbers do 
not need to match exactly. 

 Review the treatments proposed. Check locations on a plan sheet, 
dimensions in the table, and calculated capacities. Properly-sized 
infiltration trenches (or suitable alternatives) are required adjacent to all 
driveway runoff areas and under all roof driplines.  

 Pay special attention to the driveway slope and adequacy of driveway 
BMPs. Plans should show driveway BMPs wherever runoff occurs. On 
many sites, a linear BMP will border the downhill side of the entire 
driveway. The planner may need a condition to provide more detailed 
driveway slope information and/or additional treatment areas. Sediment 
traps should be included in driveway BMPs. 

 Also note areas of concentrated runoff from roofs.   

 Verify the excess runoff line for each contributing is 0. Excess runoff may 
be allowed with a secondary infiltration area and erosion control. 

o Cut and Fill Slopes: Shall be stabilized. 

o Denuded Areas: Shall be vegetated with approved plant species.  

 Also note standard requirement for soil armor under elevated 
decks/structures. Armoring is not needed if water cannot pass though the 
elevated structure.  

o Drainage Conveyances: Standards for swales, culverts, and other stormwater 
conveyances. 

• In order to help meet water quality objectives in the Lake Tahoe Basin, all owners of 
developed property that are accessible for year-round use must have a paved driveway 
with a hard, plow-able surface. By paving a driveway, soil is stabilized, stormwater 
runoff can be appropriately directed for onsite infiltration, the surface can be plowed 
without disturbing soil and vehicular access can be limited to the paved surface. 
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• See also information and useful tips for Driveway/Parking Area Paving Applications and 
Small BMP Retrofit Applications sections within this manual.  

o Protection of BMPs: Shall be protected to prevent damage from vehicles.  

o Consistency with Defensible Space Requirements: Shall be consistent with fire 
agency defensible space requirements. This generally involves non-combustible 
material within 5 feet of the foundation, and managed vegetation further from 
structures.  

o Note Sec 60.4.7 Additional Requirements for sensitive land. 

o Note Sec 60.4.8 Special Circumstances for alternative designs and areas of poor 
infiltration. 

• Some information can be excluded for applications small improvements only. 

o To qualify, a parcel needs to have an existing BMP Certificate, improvements shall 
not impact sensitive land, add or relocate more than 500 square feet of coverage, 
or increase building height. 

o The following modified procedures apply: 

 Include the general condition(s) that BMPs need to be maintained in 
perpetuity. 

 Require a BMP plan that shows existing BMPs on the property (this can be 
the one from the certification). 

 A BMP calculation spreadsheet is only required for the areas modified by 
the application. 

 The final line item in the permit - special condition 1, needs to read that 
the BMP certificate will not be re-certified. 

o Fire protection agency pre-approval can be excluded if it does not include a change 
in access.  

Vegetation and Forest Health (Chapter 61) 
Chapter 61 outlines standards for vegetation protection and management including in SEZs, for 
sensitive plant and wildlife habitat, and for old growth trees. Chapter 61 also addresses tree 
removal, prescribed burning, and revegetation of disturbed areas.   

CHAPTER 61 USEFUL TIPS: 
• Reference Sec 61.1 for Tree Removal. Trees may be removed for variety of reasons, 

including development. Note additional protections in Sec 61.3 for Old Growth Trees 
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and Stream Environment Zones (SEZ). 

• Reference Sec 61.2 for Prescribed Burning projects. 

• Reference Sec 61.3 for vegetation protection. Significant additional restrictions apply 
in stream environment zones. The section also addresses sensitive plant species (see 
GIS maps) and Old Growth Tree Protection standards. Trees larger than 30 inches in 
westside forest types and 24 inches in eastside forest types are priorities for 
preservation. These trees may be removed in certain circumstances. Removal in no-
SEZ urban land requires a determination or finding that no reasonable alternative 
exists. 

• Reference Sec 61.4 for Revegetation. Verify plans call for revegetation using the TRPA 
plant species list, or require it by condition of approval.   

Wildlife Resources (Chapter 62) 
Protection standards for identified wildlife habitat, and for special interest, threatened, 
endangered, and rare species.  

CHAPTER 62 USEFUL TIPS: 
• Reference Sec 62.3 for habitat protection. 
• Reference Sec 62.4 for special species protections. 

Fish Resources (Chapter 63) 
Protection standards for fish habitat (lakes and streams) and control standards for aquatic 
invasive species.  

Livestock Grazing (Chapter 64) 
Standards for livestock grazing in the Lake Tahoe Region.  

Air Quality and Transportation (Chapter 65) 
Chapter 65 outlines standards for air quality control including vehicle inspections, combustion 
appliances (including gas and wood heaters), open burning, stationary sources, and vehicle idling. 
Chapter 65 also details the Air Quality, Greenhouse Gas Reduction, And Mobility Mitigation 
Program, which requires mitigation fees with new development allocations proportional to the 
expected generation of vehicle miles travelled (VMT) for that location and use type. The online 
Project Impact Analysis Tool and Guidelines provide more in-depth information about which 
projects may require a mobility mitigation fee. See the Active Transportation Plan for additional 
information. The rental car mitigation program is also addressed. 

https://trpa.shinyapps.io/PIA_Tool/
https://www.trpa.gov/wp-content/uploads/documents/archive/2/2018_ATP_Technical_Amendment_1_FINAL.pdf
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CHAPTER 65 USEFUL TIPS: 
• Reference Sec 65.1 for pollution emission limits. Building plans need to have TRPA 

compliant combustion (gas) appliances and wood heaters. Open burning and 
stationary sources are also addressed. 

• Reference Sec 65.2 for the Air Quality, Greenhouse Gas Reduction, And Mobility 
Mitigation Program, which requires mitigation fees with new development 
allocations and changes of use. Fees are proportional to the expected generation of 
vehicle miles travelled (VMT) for that location and use type. The online Project Impact 
Analysis Tool and Guidelines provides initial screening for all projects and fee 
calculations for most projects. Simple See the Active Transportation Plan for 
additional information.  

• Reference Sec 65.3 for bicycle and pedestrian facilities. Easements for planned trails 
are required for larger projects (exempting single family). 

• Rental car projects are subject to the Sec 65.4 rental car mitigation program. 

• Projects with 100 or more employers need to address the Sec 65.5 employer-based 
trip reduction program.  

• All existing wood heaters, excluding legally existing open fireplaces, must comply with 
emission standards in TRPA Code of Ordinances section 65.1.4.B.1. EPA Wood heaters 
list (September 2016) 

Wood heaters installed in the region shall not cause emissions greater than those 
shown below:  

Catalytic wood heaters: 4.1 grams of particulates per hour 
Non-catalytic wood heaters:  7.5 grams of particulates per hour 

Scenic Quality (Chapter 66) 
Standards to maintain scenic quality in the Lake Tahoe Region including generally-applicable 
standards, scenic highway corridor standards, and scenic quality reviews in the shoreland. 
Shoreland and shorezone projects require a detailed scenic assessment and are limited by 
unscreened visible mass and a contrast rating score for color and reflectivity when viewed from 
Lake Tahoe.  Scenic mitigation is often required for lakefront projects.  

CHAPTER 66 USEFUL TIPS: 
• See Applying TRPA’s Scenic Scoring System in the Shorezone and the Shoreland on 

Microsoft Teams. (staff access) 

• Reference Sec 66.1 for generally applicable scenic quality standards. Performance 
standards prohibit decreases in the numerical rating of various scenic units. 

https://trpa.shinyapps.io/PIA_Tool/
https://trpa.shinyapps.io/PIA_Tool/
https://www.trpa.gov/wp-content/uploads/documents/archive/2/2018_ATP_Technical_Amendment_1_FINAL.pdf
https://tahoeregionalplanning.sharepoint.com/:b:/s/PermittingandCompliance/ERFHWB1_qkBOtIMOs7UpUtMBkBw-GPB5JOEYUiYgydvWhg?e=tLWSFc
https://tahoeregionalplanning.sharepoint.com/:b:/s/PermittingandCompliance/ERFHWB1_qkBOtIMOs7UpUtMBkBw-GPB5JOEYUiYgydvWhg?e=tLWSFc
https://tahoeregionalplanning.sharepoint.com/:w:/s/PermittingandCompliance/EU96o3zPQe1Lnnwc-WMpY0MBv0jeCQcwKn9hW9ICIlEEeg?e=V1fWkX
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Consistency with the Chapter 36 design standards and the Design Review Guidelines 
is sufficient for most projects. 

• Projects visible from Lake Tahoe, a scenic roadway unit, or a scenic recreation area 
may be subject to Sec 66.1.6 Reflectivity and Glare standards. Reflectivity limits should 
be applied to projects with direct unscreened views of the protected areas.  Walls 
facing east and west are more likely to produce glare. Where applicability is not clear, 
use the planner’s best judgement to judge the likelihood of direct glare based on 
building orientation, materials, and existing vegetation. If in doubt, require 11 percent 
window reflectivity. Allow applicants to submit a glare analysis to support standard 
windows. 

• Reference Sec 66.2 for projects within scenic highway corridors. Chapter 36 requires 
20 foot setbacks from scenic highways.   

• Reference Sec 66.3 for projects in the shoreland and shorezone. Shoreland and 
shorezone projects require a detailed scenic assessment and are limited by 
unscreened visible mass and a contrast rating score for color and reflectivity when 
viewed from Lake Tahoe.  Scenic mitigation is often required for lakefront projects. 
See Scenic Protection for additional information. 

o Levels of scenic mitigation are described in Sec 66.3.3. A scenic assessment is 
required for levels starting at 3.  

 Level 1 is repairs with “exact in-kind replacement”. No mitigation is 
required. 

 Level 2 includes “painting, re-siding, re-roofing, or similar activities that 
affect the color of the structure”. Compliant colors are required.  

• Similar activities may include improvements that would not impact 
contrast rating scores, such as installing a hot tub in front of a 
similarly colored wall. Replacing wall area with windows is not a 
“similar activity”. 

 Levels 3-5 require a scenic analysis, which is more complex and costly to 
prepare. Levels within this range are determined by the amount of 
lakefront façade the project is “altering or increasing”.  

• “Altering or increasing” may exclude improvements that would not 
impact contrast rating scores, such as changing colors or installing 
a hot tub in front of a similarly colored wall. Replacing wall area 
with windows is considered an alteration. 

https://www.trpa.gov/scenic-protection-program/
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• Level 3 reviews have simpler mitigation standards. 

 Level 6 is for special projects including health and safety and 
environmental improvement projects. Mitigation is not required. 

 Note interpretation in process for standard upgrades to projects improving 
individual units within existing lakefront condominiums. 

Historic Resource Protection (Chapter 67) 
Standards for historic resource protection and discovery of eligible resources. Buildings and 
structures over 50 years of age are evaluated for historic significance through an application with 
the local jurisdiction or TRPA depending on location. Projects that would modify potentially 
eligible resources or designated resources are subject to special standards and processes. 

Noise Limitations (Chapter 68) 
Standards for maximum noise for single events, and community noise equivalent levels (CNEL). 
Conditions for noise mitigation may needed for potentially noisy projects.  

CHAPTERS 80-85: SHOREZONE 

Projects seeking improvements within Lake Tahoe or another lake are subject to the Shorezone 
standards. The shorezone/backshore extends landward to the “highwater line of the lake and the 
upland area of instability or the wave run-up area”. Backshore delineations are completed with 
applicable land capability verifications. 

Shorezone ordinances were significantly revised in 2018 following a period of litigation and 
limited shorezone permitting. TRPA now administers a system with limited allocations for new 
moorings (buoys, boatlifts, and slips), very few new allocations for single use piers, allowances 
for shared use piers, and detailed design standards for piers, buoys and other shorezone 
improvements. Chapters include:  

Review of Projects in the Shorezone and Lakezone (Chapter 80) 
Findings and general standards for shorezone projects. Also note projects requiring noticing 
pursuant to the Rules of Procedure Article 12. 

Permissible Uses and Structures and the Shorezone and Lakezone (Chapter 81) 
Classification of uses and structures; Permissible uses, Use definitions; General provisions for 
existing uses. 

Existing Structures and Exempt Activities (Chapter 82) 
Existing structure standards; Exempt and Qualified Exempt activities in the Shorezone;  

https://www.trpa.gov/regional-plan/#rules
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Shorezone Tolerance Districts and Development Standards (Chapter 83) 
Delineation of shorezone tolerance districts; Tolerance district challenges: Standards for each 
tolerance district; General design standards. 

Development Standards Lakeward of the High Water Line in the Shorezone and Lakezone 
(Chapter 84) 
Standards for mooring structures, piers, boat ramps, marinas, shoreline protection, other 
structures, filling and dredging, and other activities. Shorezone mitigation standards. 

Development Standards in the Backshore (Chapter 85) 
Backshore limits; Coverage prohibition and exemptions; Vegetation standards; Project review 
considerations; Modified Backshore areas.   

CHAPTER 90: DEFINITIONS 
Chapter 90 outlines the rules for code interpretation and construction and the definition of 
specific terms. Qualifying criteria for many code standards are addressed in Chapter 90. Chapter 
90 is often the place to look if someone is not sure if a regulatory term applies to a certain 
situation.  Also note the rules of rounding for regulatory calculations. 
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APPENDIX B:  TRPA CODE OF ORDINANCES LISTED REFERENCES 

The following appendix is intended to serve as a reference guide. It includes documents and datasets, with a hyperlink or source, that are 
“adopted by reference” in the TRPA Code of Ordinances.  

Code 
Section Reference Document Description Hyperlink or Source 
GENERAL 

1.4  
& other 

Tahoe Regional 
Planning Compact 

Section 1.4 identifies the basic Land Use Documents 
Supporting the Code of Ordinances. 
 
Other TRPA plans and programs that are required for 
application reviews are referenced individually 
below. 
 
See pdf page 38 of the Regional Plan for Goals & 
Policies.    

https://www.trpa.gov/wp-
content/uploads/documents/archive/1/Bistate_Com
pact.pdf 

The environmental 
threshold carrying 
capacities adopted in 
Resolution 82-11 

https://www.trpa.gov/wp-
content/uploads/documents/archive/Attachment-
C_Resolution-82-11.pdf  

https://www.trpa.gov/wp-
content/uploads/Adopted-Regional-Plan.pdf 

The Goals and Policies 
Plan 

https://www.trpa.gov/wp-
content/uploads/Adopted-Regional-Plan.pdf 

Other TRPA plans and 
programs 

https://www.trpa.gov/regional-plan/#thresholds 

https://www.trpa.gov/regional-plan/local-plans-
map/  

https://www.trpa.gov/wp-content/uploads/documents/archive/1/Bistate_Compact.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/1/Bistate_Compact.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/1/Bistate_Compact.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/Attachment-C_Resolution-82-11.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/Attachment-C_Resolution-82-11.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/Attachment-C_Resolution-82-11.pdf
https://www.trpa.gov/wp-content/uploads/Adopted-Regional-Plan.pdf
https://www.trpa.gov/wp-content/uploads/Adopted-Regional-Plan.pdf
https://www.trpa.gov/wp-content/uploads/Adopted-Regional-Plan.pdf
https://www.trpa.gov/wp-content/uploads/Adopted-Regional-Plan.pdf
https://www.trpa.gov/regional-plan/local-plans-map/
https://www.trpa.gov/regional-plan/local-plans-map/
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1.5 

Lake Tahoe Water 
Quality Management 
Plan (aka “208 Plan”)  

Portions of the Code inconsistent with the existing 
Lake Tahoe Water Quality Management Plan (“208 
Plan” or “WQMP”) shall not be implemented until 
the necessary amendments to the 208 Plan are 
certified by the States of California and Nevada and 
the Environmental Protection Agency. 

Lake Tahoe (208) Water Quality Management Plan 

1.7 Administrative Fees Fee schedule for numerous applications 
https://www.trpa.gov/wp-
content/uploads/documents/FILING_FEE_SCHEDULE
.pdf  

2.2  
& other Rules of Procedure Outlines basic procedures for project reviews and 

other matters. 

https://www.trpa.gov/wp-
content/uploads/documents/Rules-of-
Procedure.pdf  

2.3.2.E  
& other Regional Plan Maps For applicability of numerous ordinances 

https://www.trpa.gov/wp-
content/uploads/documents/archive/2/FinalAdopte
dRegionalPlanMaps_amended1-2-2018.pdf 

http://gis.trpa.org/permitreview/  

2.5  
& other 

Intergovernmental 
Memoranda of 
Understanding 

For numerous agreements and replacement 
standards.  

https://www.trpa.gov/where-to-apply-for-a-permit/  

3.3.1 Initial Environmental 
Checklist (IEC) For determination of need for an EIS 

https://www.trpa.gov/wp-content/uploads/IEC-
Form.pdf  

10.3.1 Plan Area GIS Layers Numerous GIS layers are also referenced individually 
below.   

https://www.trpa.gov/regional-plan/local-plans-
map/ 

15.3 Environmental 
Improvement Program 

Threshold improvement projects applicable to all 
projects and activities in the region. 

https://www.trpa.gov/programs/environmental-
improvement-program/  

https://www.trpa.gov/wp-content/uploads/documents/archive/Final-U.S.-EPA-Adopted-Lake-Tahoe-208-WQMP_2013.06.19.pdf
https://www.trpa.gov/wp-content/uploads/documents/FILING_FEE_SCHEDULE.pdf
https://www.trpa.gov/wp-content/uploads/documents/FILING_FEE_SCHEDULE.pdf
https://www.trpa.gov/wp-content/uploads/documents/FILING_FEE_SCHEDULE.pdf
https://www.trpa.gov/wp-content/uploads/documents/Rules-of-Procedure.pdf
https://www.trpa.gov/wp-content/uploads/documents/Rules-of-Procedure.pdf
https://www.trpa.gov/wp-content/uploads/documents/Rules-of-Procedure.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/2/FinalAdoptedRegionalPlanMaps_amended1-2-2018.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/2/FinalAdoptedRegionalPlanMaps_amended1-2-2018.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/2/FinalAdoptedRegionalPlanMaps_amended1-2-2018.pdf
http://gis.trpa.org/permitreview/
https://www.trpa.gov/where-to-apply-for-a-permit/
https://www.trpa.gov/wp-content/uploads/IEC-Form.pdf
https://www.trpa.gov/wp-content/uploads/IEC-Form.pdf
https://www.trpa.gov/programs/environmental-improvement-program/
https://www.trpa.gov/programs/environmental-improvement-program/
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16.9 
Environmental 
Threshold Evaluation 
Reports 

Periodic reports on environmental thresholds and 
the status of progress on attaining standards, and 
related measures. Applies to project review findings. 

https://www.trpa.gov/agency/#thresholds  

DEVELOPMENT RIGHTS TRACKING 

6.4  
Ch. 30, 50-53, 

etc. 
Parcel account files 

Parcel files identifying the property data and 
regulatory information listed in Sections 6.5 through 
6.7. Includes basic parcel information, coverage 
information, and unit of use information. Used to 
track the status of development allowances and 
limitations. 

https://parcels.laketahoeinfo.org/  

6.8 
Ch. 50-53 

Regional Allocation 
annual reports 

Reports issued each year on the status of 
development allocations in each local jurisdiction 
and plan area. 

F:\Permitting\9_Local Govt 
Coordination_MOUs\5_Reports (staff access) 

F:\Research and Analysis\Reporting\Annual Reports 
(staff access) 

6.9 
Ch. 50-53 

Regional Development 
Right Accounting 

Reports issued every other year on the status of 
development rights in each local jurisdiction and 
plan area 

F:\Research and Analysis\Reporting\Annual Reports 
(staff access) 
https://parcels.laketahoeinfo.org/TdrTransaction/Tr
ansactionList  

https://www.laketahoeinfo.org/CumulativeAccounti
ng/Index 

6.10 
30.4.3 Designated Land Banks 

Groups responsible for land acquisition and land 
restoration. May have banked land coverage 
available for purchase. 

California Tahoe Conservancy land bank 

Nevada Division of State Lands land bank 

Sec 6.11, 
chaps 50-53 Cumulative Accounting 

A current cumulative account for all projects 
approved in accordance with subsection 16.8.2. 
 

https://www.laketahoeinfo.org/CumulativeAccounti
ng/Index  

https://parcels.laketahoeinfo.org/ParcelPermit/Inde
x  

https://www.trpa.gov/agency/#thresholds
https://parcels.laketahoeinfo.org/
file://10.0.1.18/shares/groups/Permitting/9_Local%20Govt%20Coordination_MOUs/5_Reports
file://10.0.1.18/shares/groups/Permitting/9_Local%20Govt%20Coordination_MOUs/5_Reports
file://10.0.1.18/groups/Research%20and%20Analysis/Reporting/Annual%20Reports
file://10.0.1.18/groups/Research%20and%20Analysis/Reporting/Annual%20Reports
file://10.0.1.18/groups/Research%20and%20Analysis/Reporting/Annual%20Reports
https://parcels.laketahoeinfo.org/TdrTransaction/TransactionList
https://parcels.laketahoeinfo.org/TdrTransaction/TransactionList
https://www.laketahoeinfo.org/CumulativeAccounting/Index
https://www.laketahoeinfo.org/CumulativeAccounting/Index
https://tahoe.ca.gov/programs/tahoe-livable-communities/coverage-development-rights/
https://lands.nv.gov/resource-programs/tahoe/nv-land-bank
https://www.laketahoeinfo.org/CumulativeAccounting/Index
https://www.laketahoeinfo.org/CumulativeAccounting/Index
https://parcels.laketahoeinfo.org/ParcelPermit/Index
https://parcels.laketahoeinfo.org/ParcelPermit/Index
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Information included in the Threshold Evaluation 
Reports. 

https://thresholds.laketahoeinfo.org/ 

PLANNING AREA 

11.3  
& others 

Plan Area Statements 
(all) 

Documents providing detailed plans and standards 
for specific areas 

https://www.trpa.gov/regional-plan/area-plans/  

https://gis.trpa.org/localplans/ 

12.3  
& others Community Plans (all) Documents providing detailed plans and standards 

for specific areas 

https://www.trpa.gov/regional-plan/area-plans/  

https://gis.trpa.org/localplans/ 

13.2  
& others Area Plans (all) Documents providing detailed plans and standards 

for specific areas 

https://www.trpa.gov/regional-plan/area-plans/  

https://gis.trpa.org/localplans/ 

13.6.5.B 
Load Reduction Plans 
for registered 
catchments 

For area plan conformance reviews 

https://clarity.laketahoeinfo.org/Document/Index  

13.7.1 Area Plan MOUs Describes delegations of project reviews and other 
procedures for each Area Plan. 

https://www.trpa.gov/where-to-apply-for-a-permit/  

14.3 Specific and Master 
Plans 

Documents providing detailed plans and standards 
for specific areas. 

F:\LongRangePlanning\Master_Plans  

LAND COVERAGE 

30.3.2  
& others 

Bailey report Land 
Capability Districts 

Land capability districts used to determine standards 
for land coverage and other topics. Class 1b is also 
known as Stream Environment Zone (SEZ).  

http://gis.trpa.org/permitreview/ 

2.3.2.E  
& other SEZ Areas For applicability of numerous ordinances  

http://gis.trpa.org/permitreview/ 

30.3.3  Land Capability 
Verifications 

Field verifications of land capability. Required for 
permits on “Bailey parcels”. 

https://parcels.laketahoeinfo.org/  

http://gis.trpa.org/permitreview/ 

https://thresholds.laketahoeinfo.org/
https://www.trpa.gov/regional-plan/area-plans/
https://gis.trpa.org/localplans/
https://www.trpa.gov/regional-plan/area-plans/
https://gis.trpa.org/localplans/
https://www.trpa.gov/regional-plan/area-plans/
https://gis.trpa.org/localplans/
https://clarity.laketahoeinfo.org/Document/Index
https://www.trpa.gov/where-to-apply-for-a-permit/
file://10.0.1.18/groups/LongRangePlanning/Master_Plans
http://gis.trpa.org/permitreview/
http://gis.trpa.org/permitreview/
https://parcels.laketahoeinfo.org/
http://gis.trpa.org/permitreview/
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30.4.1.B1 

TRPA-Approved 
Subdivisions in 
Conformance with the 
Bailey Coefficients 

Subdivisions with allowable coverage for the 
subdivision assigned to individual parcels. 

https://www.trpa.gov/wp-
content/uploads/Adopted-Regional-
Plan_Attachments.pdf 
(Attachment 2 of the Regional Plan Goals and Policies) 

30.4.1.B2 

Existing Planned Unit 
Developments (PUDs) 
Not in Conformance 
with the Bailey 
Coefficients 

Subdivisions subject to certain development 
standards 

https://www.trpa.gov/wp-
content/uploads/Adopted-Regional-
Plan_Attachments.pdf 
(Attachment 3 of the Regional Plan Goals and Policies) 

30.4.3 Hydrologically Related 
Areas 

Boundaries for applicability of certain land coverage 
transfer limitations and mitigation fee calculations. 

https://www.trpa.gov/wp-
content/uploads/documents/archive/Coverage_Exe
mption_Process_Info_Sheet.pdf 

https://gis.trpa.org/mapmaker/   

30.4.6.D3 

Federal jurisdictional 
wetlands as mapped 
by the Army Corps of 
Engineers 

Used for public trail design standards. 
See TRPA Land Capability layer.  
Note from Army Corp website - “There are no 
definitive maps of federally regulated wetlands or 
waterways” 

https://gis.trpa.org/mapmaker/ 

https://www.lrb.usace.army.mil/Portals/45/docs/re
gulatory/DistrictInfo/FactSheets/NY-
Wetlands_What_You_Should_Know_Revised_13MA
Y2019.pdf?ver=2019-05-13-150727-513  

30.4.6.D3 

Lake Tahoe Region Bike 
Trail and Pedestrian 
Plan (update to "active 
transportation plan") 

Used for public trail design standards and air quality 
standards. 
See active transportation plan. 

https://www.trpa.gov/rtp/ 

https://www.trpa.gov/wp-
content/uploads/documents/ATP-Checklist-
Fillable.pdf  

DESIGN STANDARDS & GUIDELINES 
36.3,  
36.6 

Design Review 
Guidelines 

1989 document outlining the general design 
standards and guidelines for development. Includes 

https://www.trpa.gov/wp-
content/uploads/documents/archive/DRG.pdf 

https://www.trpa.gov/wp-content/uploads/Adopted-Regional-Plan_Attachments.pdf
https://www.trpa.gov/wp-content/uploads/Adopted-Regional-Plan_Attachments.pdf
https://www.trpa.gov/wp-content/uploads/Adopted-Regional-Plan_Attachments.pdf
https://www.trpa.gov/wp-content/uploads/Adopted-Regional-Plan_Attachments.pdf
https://www.trpa.gov/wp-content/uploads/Adopted-Regional-Plan_Attachments.pdf
https://www.trpa.gov/wp-content/uploads/Adopted-Regional-Plan_Attachments.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/Coverage_Exemption_Process_Info_Sheet.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/Coverage_Exemption_Process_Info_Sheet.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/Coverage_Exemption_Process_Info_Sheet.pdf
https://gis.trpa.org/mapmaker/
https://gis.trpa.org/mapmaker/
https://www.lrb.usace.army.mil/Portals/45/docs/regulatory/DistrictInfo/FactSheets/NY-Wetlands_What_You_Should_Know_Revised_13MAY2019.pdf?ver=2019-05-13-150727-513
https://www.lrb.usace.army.mil/Portals/45/docs/regulatory/DistrictInfo/FactSheets/NY-Wetlands_What_You_Should_Know_Revised_13MAY2019.pdf?ver=2019-05-13-150727-513
https://www.lrb.usace.army.mil/Portals/45/docs/regulatory/DistrictInfo/FactSheets/NY-Wetlands_What_You_Should_Know_Revised_13MAY2019.pdf?ver=2019-05-13-150727-513
https://www.lrb.usace.army.mil/Portals/45/docs/regulatory/DistrictInfo/FactSheets/NY-Wetlands_What_You_Should_Know_Revised_13MAY2019.pdf?ver=2019-05-13-150727-513
https://www.trpa.gov/rtp/
https://www.trpa.gov/wp-content/uploads/documents/ATP-Checklist-Fillable.pdf
https://www.trpa.gov/wp-content/uploads/documents/ATP-Checklist-Fillable.pdf
https://www.trpa.gov/wp-content/uploads/documents/ATP-Checklist-Fillable.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/DRG.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/DRG.pdf
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Appendix G for colors and Appendix H for shoreland 
scenic assessments. 
See also applicable area plan and area plan 
implementing regulations.  

https://www.trpa.gov/regional-plan/area-plans/ 

33.4.1 
Ch. 67  

TRPA Historic Resource 
Map 

Used for determining requirements for subsurface 
investigations prior to grading. 
Zoom into a neighborhood, click “Historic” to view 
determinations and recognized historic resources. 

http://gis.trpa.org/permitreview/ 

34.2 
36.2.2 
38.2.3 

Douglas County 
Community Plans, 
Design Standards and 
Guidelines, August 
1993 

Substitute standards for driveways and parking (chap 
34), design standards (chap 36), and signs (chap 38) 
in the Round Hill Community Plan 

https://www.trpa.gov/regional-plan/local-plans-
map/  

34.2 
36.2.2 
38.2.3 

Tahoe Area Plan 
Regulations (Chapter 
20.703) of the Douglas 
County Development 
Code 

Substitute standards for driveways and parking (chap 
34), and signs (chap 38) in the South Shore Area Plan 
 
See pdf page 117. 

https://www.trpa.gov/wp-
content/uploads/documents/SSAP_Adopted_2023-
01-25.pdf 

Ch. 20.703 

34.2 
36.2.2 
38.2.3 

South Shore Design 
Standards and 
Guidelines (September 
2013 and as amended) 

Substitute standards for driveways and parking (chap 
34) and design standards (chap 36), and signs (chap 
38) in the South Shore Area Plan. 
See pdf page 117. 

https://www.trpa.gov/wp-
content/uploads/documents/SSAP_Adopted_2023-
01-25.pdf 

38.2.3 

Section L of Chapter 12: 
Signs of the Douglas 
County Community 
Plans, Design Standards 
and Guidelines (August 
1993) 

Substitute standards (interim) for signs (chap 38) in 
the South Shore Area Plan 

https://www.trpa.gov/wp-
content/uploads/documents/SSAP_Adopted_2023-
01-25.pdf (See pdf page 117.) 

 

https://www.trpa.gov/regional-plan/area-plans/
http://gis.trpa.org/permitreview/
https://www.trpa.gov/regional-plan/local-plans-map/
https://www.trpa.gov/regional-plan/local-plans-map/
https://www.trpa.gov/wp-content/uploads/documents/SSAP_Adopted_2023-01-25.pdf
https://www.trpa.gov/wp-content/uploads/documents/SSAP_Adopted_2023-01-25.pdf
https://www.trpa.gov/wp-content/uploads/documents/SSAP_Adopted_2023-01-25.pdf
https://cdnsm5-hosted.civiclive.com/UserFiles/Servers/Server_12493019/File/Visitors/Dept/Community%20Development/Planning%20Division/Master%20Plan/Douglas%20County-TRPA%20Area%20Plan/Tahoe%20Area%20Plan%20Regulations_201401301640382109.pdf
https://www.trpa.gov/wp-content/uploads/documents/SSAP_Adopted_2023-01-25.pdf
https://www.trpa.gov/wp-content/uploads/documents/SSAP_Adopted_2023-01-25.pdf
https://www.trpa.gov/wp-content/uploads/documents/SSAP_Adopted_2023-01-25.pdf
https://www.trpa.gov/wp-content/uploads/documents/SSAP_Adopted_2023-01-25.pdf
https://www.trpa.gov/wp-content/uploads/documents/SSAP_Adopted_2023-01-25.pdf
https://www.trpa.gov/wp-content/uploads/documents/SSAP_Adopted_2023-01-25.pdf
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34.2 
36.2.2 
38.2.3 

Placer County Tahoe 
Basin Area Plan, 
Implementing 
Regulations 

Substitute standards for driveways and parking (chap 
34), design standards (chap 36), and signs (chap 38) 
in Placer County 

https://www.trpa.gov/wp-
content/uploads/documents/Final-
TBAP_Implement-Regs_Feb_2021.pdf  

 

34.2 

City-Wide Design 
Standards found in 
Chapter 6.10 and 6.55 
of the City of South 
Lake Tahoe Municipal 
Code 

Substitute standards for driveways and parking (chap 
34) in portions of South Lake Tahoe outside of Area 
Plans 

F:\LongRangePlanning\Community Plans & Plan 
Area Statements\COMMUNITY 
PLANS\4.OtherStandards (staff access)  

36.2.2 
38.2.3 

City of South Lake 
Tahoe Standards and 
Guidelines for Design, 
Signage, Parking, 
Driveway, and Loading 
Spaces, June 1994 

Substitute standards for design standards (chap 36), 
and signs (chap 38) in portions of South Lake Tahoe 
outside of Area Plans 

F:\LongRangePlanning\Community Plans & Plan 
Area Statements\COMMUNITY 
PLANS\4.OtherStandards (staff access) 

 

34.2 
36.2.2 
38.2.3 

Tourist Core Area Plan 
Development and 
Design Standards 
(Appendix C) 

Substitute standards for driveways and parking (chap 
34), design standards (chap 36), and signs (chap 38) 
in the Area Plan. 
 See pdf page 109. 

https://www.cityofslt.us/DocumentCenter/View/35
08/Tourist-Core-Area-Plan?bidId=  

 

34.2 
36.2.2 
38.2.3 

Tahoe Valley Area Plan 
Development and 
Design Standards 
(Appendix C) 

 See pdf page 118. 

https://www.trpa.gov/wp-
content/uploads/documents/archive/2/TVAP.pdf   

34.2 
36.2.2 

[Washoe County] Tahoe 
Area Plan Design 
Standards and 
Guidelines, May 2021 

Substitute standards for driveways and parking (chap 
34) and design standards (chap 36) , and signs (chap 
38) in the Crystal Bay Tourist, Incline Village 
Commercial, Incline Village Tourist, and Ponderosa 
Ranch districts. 
See pdf page 237. 

https://www.trpa.gov/wp-
content/uploads/documents/WCTAP_Final_Full.pdf 

 

https://www.trpa.gov/wp-content/uploads/documents/Final-TBAP_Implement-Regs_Feb_2021.pdf
https://www.trpa.gov/wp-content/uploads/documents/Final-TBAP_Implement-Regs_Feb_2021.pdf
https://www.trpa.gov/wp-content/uploads/documents/Final-TBAP_Implement-Regs_Feb_2021.pdf
file://10.0.1.18/groups/LongRangePlanning/Community%20Plans%20&%20Plan%20Area%20Statements/COMMUNITY%20PLANS/4.OtherStandards
file://10.0.1.18/groups/LongRangePlanning/Community%20Plans%20&%20Plan%20Area%20Statements/COMMUNITY%20PLANS/4.OtherStandards
file://10.0.1.18/groups/LongRangePlanning/Community%20Plans%20&%20Plan%20Area%20Statements/COMMUNITY%20PLANS/4.OtherStandards
file://10.0.1.18/groups/LongRangePlanning/Community%20Plans%20&%20Plan%20Area%20Statements/COMMUNITY%20PLANS/4.OtherStandards
file://10.0.1.18/groups/LongRangePlanning/Community%20Plans%20&%20Plan%20Area%20Statements/COMMUNITY%20PLANS/4.OtherStandards
file://10.0.1.18/groups/LongRangePlanning/Community%20Plans%20&%20Plan%20Area%20Statements/COMMUNITY%20PLANS/4.OtherStandards
https://www.cityofslt.us/DocumentCenter/View/3508/Tourist-Core-Area-Plan?bidId=
https://www.cityofslt.us/DocumentCenter/View/3508/Tourist-Core-Area-Plan?bidId=
https://www.trpa.gov/wp-content/uploads/documents/archive/2/TVAP.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/2/TVAP.pdf
https://www.trpa.gov/wp-content/uploads/documents/WCTAP_Final_Full.pdf
https://www.trpa.gov/wp-content/uploads/documents/WCTAP_Final_Full.pdf
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34.2 
36.3  

Meyers Area Plan 
Design Standards and 
Guidelines, February 
2017.  

Substitute standards for driveways and parking in 
the Meyers Area Plan. 
See pdf page 81. 

https://www.edcgov.us/Government/TPS/meyers/D
ocuments/Meyers_Area_Plan_Combined.pdf  

35.4 
100-year floodplains as 
mapped by the Army 
Corps of Engineers 

Used for determining the applicability of certain 
development prohibitions. 
See "Streams and Flood Zone" --> "100 Year Flood 
Zone." 

http://gis.trpa.org/permitreview/ 

 

36.5.5 
Maintenance 
Responsibilities Chart 
and Plan Template 

TRPA provided template must be completed with 
permits for projects with active transportation 
facilities. 

https://www.trpa.gov/wp-
content/uploads/documents/Maintenance-
Responsibilities-Chart-and-Plan.pdf 

 

37.5.9 Resolution 2008-11  Designates Special Projects for additional height 
allowances in ski area master plans. 

F:\Permitting\6_Guidance Materials-Templates-
How-Tos\2_Code Interpretations  (staff access) 

 

F:\Governing Board-APC-Hearings Officer\Governing 
Board\Resolutions 

 

 

37.7 

Various community 
plans are referenced for 
special height findings. 
Most have been 
repealed and replaced 
with Area Plans. 

These are used determine compliance with special 
height findings. There are three remaining 
community plans - South Y Industrial, Bijou/Al Tahoe, 
and Roundhill.  

https://www.trpa.gov/regional-plan/local-plans-
map/ 

 

38.2.3 Lake Tahoe Recreation 
Sign Guidelines (as 

Recreation sign guidelines for the entire Lake Tahoe 
Region 

https://www.trpa.gov/wp-
content/uploads/documents/archive/DRG.pdf  

https://www.edcgov.us/Government/TPS/meyers/Documents/Meyers_Area_Plan_Combined.pdf
https://www.edcgov.us/Government/TPS/meyers/Documents/Meyers_Area_Plan_Combined.pdf
http://gis.trpa.org/permitreview/
https://www.trpa.gov/wp-content/uploads/documents/Maintenance-Responsibilities-Chart-and-Plan.pdf
https://www.trpa.gov/wp-content/uploads/documents/Maintenance-Responsibilities-Chart-and-Plan.pdf
https://www.trpa.gov/wp-content/uploads/documents/Maintenance-Responsibilities-Chart-and-Plan.pdf
file://10.0.1.18/shares/groups/Permitting/6_Guidance%20Materials-Templates-How-Tos/2_Code%20Interpretations
file://10.0.1.18/shares/groups/Permitting/6_Guidance%20Materials-Templates-How-Tos/2_Code%20Interpretations
file://10.0.1.18/groups/Governing%20Board-APC-Hearings%20Officer/Governing%20Board/Resolutions
file://10.0.1.18/groups/Governing%20Board-APC-Hearings%20Officer/Governing%20Board/Resolutions
https://www.trpa.gov/regional-plan/local-plans-map/
https://www.trpa.gov/regional-plan/local-plans-map/
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amended January 
2001). 

See Design Review Guidelines Appendix F, pdf page 
113. See also corridor management plans. 

https://www.trpa.gov/rtp/#corridor  

38.2.3 

Meyers Area Plan 
substitute sign 
standards (February 
2018) 

Substitute standards for driveways signs (chap 38) in 
the Area Plan. 
See pdf page 81. 

https://www.edcgov.us/Government/TPS/meyers/D
ocuments/Meyers_Area_Plan_Combined.pdf   

38.5.1 

Forest Service Catalog 
of Posters and Signs, 
EM-7100-15, 1992, as 
amended 

Standards for signs on national forest lands 

Per Shannon (EIP Roads/Trails Permitting Planner), 
not aware that TRPA has on file. Questioned if this 
was still relevant. Recommend that we amend code 
to remove.  

 

38.5.2 

State of California as set 
forth in the Department 
of Parks and Recreation 
Sign Handbook, 1973, 
as amended. 

Standards for signs on California State Park lands 

Per Shannon (EIP Roads/Trails Permitting Planner), 
not aware that TRPA has on file. Questioned if this 
was still relevant. Recommend that we amend code 
to remove.   

 

38.5.2 

State of Nevada 
Department of Parks 
and Recreation Sign 
Handbook, 1973, as 
amended 

Standards for signs on Nevada State Park lands 

Per Shannon (EIP Roads/Trails Permitting Planner), 
not aware that TRPA has on file. Questioned if this 
was still relevant. Recommend that we amend code 
to remove.  

 

39.2.5 

Urban areas existing on 
December 31, 1994, or 
as amended pursuant 
to subsection 11.8.4 

Used to determine applicability of certain 
subdivision standards. 

https://www.tahoeopendata.org/maps/TRPA::tahoe
-planning-and-jurisdictions-data/about   

RESOURCE PROTECTION  

2.3.2.H 
Ch.60 & 61, 

etc. 

Handbook of Best 
Management Practices 
(BMP Handbook) 

Outlines improvements to implement standards for 
water quality, vegetation, etc. 

https://tahoebmp.org/BMPHandbook.aspx 

 

https://www.trpa.gov/rtp/#corridor
https://www.edcgov.us/Government/TPS/meyers/Documents/Meyers_Area_Plan_Combined.pdf
https://www.edcgov.us/Government/TPS/meyers/Documents/Meyers_Area_Plan_Combined.pdf
https://www.tahoeopendata.org/maps/TRPA::tahoe-planning-and-jurisdictions-data/about
https://www.tahoeopendata.org/maps/TRPA::tahoe-planning-and-jurisdictions-data/about
https://tahoebmp.org/BMPHandbook.aspx
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60.3 TRPA Source Water 
Assessment maps 

Identifies source water protection zones for 
applicability of additional pollution control 
ordinances. 
See "Source Water." 

http://gis.trpa.org/permitreview/ 

 

2.3.2.H 
36.7 

Ch. 61 

TRPA Recommended 
Native and Adapted 
Plant List 

Plant species on the list shall be used for lawns and 
landscaping, with exceptions. Sec 2.3.2H refers to 
this as the “TRPA Plant List” 

https://tahoebmp.org/Documents/LandscapingGuid
e.pdf 

 

https://www.trpa.gov/wp-
content/uploads/documents/archive/Living-With-
Fire_Lake-Tahoe.pdf 

 

2.3.2.E 
Ch. 61 

Eastside forest types 
Westside forest types 

For applicability of different tree protection 
standards (30 inches vs 24) 

https://www.tahoeopendata.org/datasets/TRPA::ea
stside-westside-forest-types-boundary/about 

 

https://www.trpa.gov/wp-
content/uploads/documents/archive/2/LSOG_Eastsi
de-Westside-Forest-Types.pdf 

 

 

61.3.6 
62.4 

TRPA Special Species 
map layers. 

Depicts sensitive plant habitat and uncommon plant 
communities for applicability of additional 
ordinances.  
Also depicts habitat locations for special interest 
species including goshawk, osprey, bald eagle, 
golden eagle, peregrine, water fowl, and deer for 
additional ordinance applicability. 
See "Vegetation Sensitive", "Wildlife Habitat", 
"Wildlife Activity". 

http://gis.trpa.org/permitreview/ 

 

10.3.1.D 
63.3.2 

Stream Habitat Quality 
GIS Layer For applicability of certain fish resource ordinances 

https://data-
trpa.opendata.arcgis.com/datasets/TRPA::stream-
habitat-csci/about 

 

http://gis.trpa.org/permitreview/
https://tahoebmp.org/Documents/LandscapingGuide.pdf
https://tahoebmp.org/Documents/LandscapingGuide.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/Living-With-Fire_Lake-Tahoe.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/Living-With-Fire_Lake-Tahoe.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/Living-With-Fire_Lake-Tahoe.pdf
https://www.tahoeopendata.org/datasets/TRPA::eastside-westside-forest-types-boundary/about
https://www.tahoeopendata.org/datasets/TRPA::eastside-westside-forest-types-boundary/about
https://www.trpa.gov/wp-content/uploads/documents/archive/2/LSOG_Eastside-Westside-Forest-Types.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/2/LSOG_Eastside-Westside-Forest-Types.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/2/LSOG_Eastside-Westside-Forest-Types.pdf
http://gis.trpa.org/permitreview/
https://data-trpa.opendata.arcgis.com/datasets/TRPA::stream-habitat-csci/about
https://data-trpa.opendata.arcgis.com/datasets/TRPA::stream-habitat-csci/about
https://data-trpa.opendata.arcgis.com/datasets/TRPA::stream-habitat-csci/about
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65.1.4 

TRPA list of gas heaters 
that are in compliance 
with the air quality 
standards in 
subparagraph 
65.1.4.A.1 

Used to determine compliance with air quality 
standards.  
No list found - only standards in Attachment R. 

https://www.trpa.gov/wp-
content/uploads/documents/archive/1/Attachment
_R_Standard_Conditions_Residential_Projects-1.pdf  

65.2.4 

TRPA mobility 
mitigation fee zones for 
each land use type and 
for all areas in the 
region.  

Used to calculate mobility mitigation fees for certain 
applications. 

https://trpa.shinyapps.io/PIA_Tool/ 

 

65.2.4 TRPA mobility 
mitigation fee schedule  

Used to calculate mobility mitigation fees for certain 
applications. 

https://www.trpa.gov/wp-
content/uploads/documents/FILING_FEE_SCHEDULE
.pdf 

 

 

SCENIC PROTECTION  

66.1.3 

Study Report for the 
Establishment of 
Environmental 
Threshold Carrying 
Capacities, October 
1982. 

Used to determine compliance with scenic standards 

Attainment for scenic roadways and lake units found 
here: http://gis.trpa.org/permitreview/  

 

https://thresholds.laketahoeinfo.org/ 

 

https://www.trpa.gov/wp-
content/uploads/Adopted-Regional-Plan.pdf  

 

66.1.3  
& others 

1982 Lake Tahoe Basin 
Scenic Resource 
Inventory 

Used to determine compliance with scenic standards 
and other ordinances.  
Attainment status is included in the threshold evals 
completed every four years - mapped GIS layers 
show attainment or non-attainment.  
Specific goals, policies, and design/development 

http://gis.trpa.org/permitreview/ 
 
 

 

F:\Permitting\4_Planning Documents (Area Plans, 
CP-PAS,Master Plans, Etc.) 

 

https://www.trpa.gov/wp-content/uploads/documents/archive/1/Attachment_R_Standard_Conditions_Residential_Projects-1.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/1/Attachment_R_Standard_Conditions_Residential_Projects-1.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/1/Attachment_R_Standard_Conditions_Residential_Projects-1.pdf
https://trpa.shinyapps.io/PIA_Tool/
https://www.trpa.gov/wp-content/uploads/documents/FILING_FEE_SCHEDULE.pdf
https://www.trpa.gov/wp-content/uploads/documents/FILING_FEE_SCHEDULE.pdf
https://www.trpa.gov/wp-content/uploads/documents/FILING_FEE_SCHEDULE.pdf
http://gis.trpa.org/permitreview/
https://thresholds.laketahoeinfo.org/
https://www.trpa.gov/wp-content/uploads/Adopted-Regional-Plan.pdf
https://www.trpa.gov/wp-content/uploads/Adopted-Regional-Plan.pdf
http://gis.trpa.org/permitreview/
http://gis.trpa.org/permitreview/
file://10.0.1.18/shares/groups/Permitting/4_Planning%20Documents%20(Area%20Plans,%20CP-PAS,Master%20Plans,%20Etc.)
file://10.0.1.18/shares/groups/Permitting/4_Planning%20Documents%20(Area%20Plans,%20CP-PAS,Master%20Plans,%20Etc.)
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standards to improve and/or maintain attainment 
for scenic resources are included in the following 
sources: 
1. TRPA Design Review Guidelines 
2. TRPA Code of Ordinances Ch. 36, 66, 84, and 85 
3. Applicable area plans 
4. Applicable corridor plans 

https://www.trpa.gov/scenic-protection-program/  

https://thresholds.laketahoeinfo.org/ThresholdCate
gory/Detail/ScenicResources 

 

66.1.4 

A Scenic Analysis of 
Principle Travel Routes 
In The Lake Tahoe 
Region, 1970 

Additional report used to explain criteria for rating 
travel routes.Not able to locate 1970 inventory -
might be the Wagstaff and Brady report 
https://www.trpa.gov/scenic-protection-program/. 

Same as above.  

 

66.1.5 
2.3.2.B 

36.6 

1993 Lake Tahoe Basin 
Scenic Resource 
Evaluation 

Reference document for Scenic Threshold Travel 
Routes and Public Recreation Areas and Bicycle 
Trails.  
 
Scenic resources are evaluated, along with other 
thresholds, every four years - 
https://thresholds.laketahoeinfo.org/ThresholdCate
gory/Index 

Same as above.  

 

66.2.2 
10.3.1.F Scenic Units GIS Layers For applicability of certain scenic and shorezone 

ordinances 
Same as above.   

66.2.3 Scenic Viewpoint 
Corridor Plan 

Identifies scenic improvements and implementation 
measures.  
Specific goals, policies, and design/development 
standards to improve and/or maintain attainment 
for scenic resources are included in the following 
sources: 
1. TRPA Design Review Guidelines 

https://www.tahoeopendata.org/maps/edit?conten
t=TRPA%3A%3Ascenic-viewpoint 

 

https://www.trpa.gov/scenic-protection-program/ 

 

https://www.trpa.gov/wp-
content/uploads/documents/archive/DRG.pdf 

 

https://www.trpa.gov/regional-plan/#code  

https://www.trpa.gov/scenic-protection-program/
https://thresholds.laketahoeinfo.org/ThresholdCategory/Detail/ScenicResources
https://thresholds.laketahoeinfo.org/ThresholdCategory/Detail/ScenicResources
https://www.tahoeopendata.org/maps/edit?content=TRPA%3A%3Ascenic-viewpoint
https://www.tahoeopendata.org/maps/edit?content=TRPA%3A%3Ascenic-viewpoint
https://www.trpa.gov/scenic-protection-program/


TRPA Permitting Procedure Manual 
April 30, 2026 | Page 147 of 173 

2. TRPA Code of Ordinances Ch. 36, 66, 84, and 85 
3. Applicable area plans 
4. Applicable corridor plans 

https://www.trpa.gov/regional-plan/area-plans/   

https://www.trpa.gov/rtp/#corridor 

 

36.4 Scenic Quality 
Improvement Program 

Additional design guidelines applicable to specific 
areas. 

https://www.trpa.gov/wp-
content/uploads/documents/archive/DRG.pdf 

 

 

SHOREZONE  

10.3.1.C 
80.4.4 

Prime Fish Habitat GIS 
Layer For applicability of certain shorezone ordinances 

https://gis.trpa.org/ShorelineMap/   

80.4.6 
Mapped historical 
Washoe Indian 
resource sites 

For applicability of additional standards. Washoe 
Cultural Sites are included in TRPA's Designated 
Historic/Cultural Sites. See "Historic Designation."  

http://gis.trpa.org/permitreview/ 

 

80.4.8 GIS data for sensitive or 
uncommon plants For applicability of additional standards 

http://gis.trpa.org/permitreview/   

80.4.8 Tahoe Yellow Cress 
Conservation Strategy 

Reference document for protection and mitigation 
measures 

https://heritage.nv.gov//assets/documents/Conserv
ation%20Strategy%20for%20Tahoe%20yellow%20cr
ess.pdf  

 

83.5 Shorezone Tolerance 
Districts For applicability of district-specific standards 

https://gis.trpa.org/ShorelineMap/   

84.2.1 
Development standards 
MOU for the Tahoe 
Keys lagoon area 

Substitute shorezone standards 
https://www.trpa.gov/wp-
content/uploads/documents/TRPA.TKPOA-MOU-
and-attachments.final_.signed-1.pdf 

 

84.3.2 Existing moorings For applicability of mooring conversion standards 
TRPA Mooring Program website (staff access) 

 

https://www.trpa.gov/regional-plan/area-plans/
https://www.trpa.gov/rtp/#corridor
https://www.trpa.gov/wp-content/uploads/documents/archive/DRG.pdf
https://www.trpa.gov/wp-content/uploads/documents/archive/DRG.pdf
https://gis.trpa.org/ShorelineMap/
http://gis.trpa.org/permitreview/
http://gis.trpa.org/permitreview/
https://heritage.nv.gov/assets/documents/Conservation%20Strategy%20for%20Tahoe%20yellow%20cress.pdf
https://heritage.nv.gov/assets/documents/Conservation%20Strategy%20for%20Tahoe%20yellow%20cress.pdf
https://heritage.nv.gov/assets/documents/Conservation%20Strategy%20for%20Tahoe%20yellow%20cress.pdf
https://gis.trpa.org/ShorelineMap/
https://www.trpa.gov/wp-content/uploads/documents/TRPA.TKPOA-MOU-and-attachments.final_.signed-1.pdf
https://www.trpa.gov/wp-content/uploads/documents/TRPA.TKPOA-MOU-and-attachments.final_.signed-1.pdf
https://www.trpa.gov/wp-content/uploads/documents/TRPA.TKPOA-MOU-and-attachments.final_.signed-1.pdf
https://tahoeregionalplanning.sharepoint.com/sites/MooringProgram
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84.3.2 
84.4.4 

Accounting of 
additional mooring and 
pier allocations 

Required for new moorings or piers 
TRPA Mooring Program website (staff access) 

 

10.3.1.G  
84.4.2H 

Shorezone Preservation 
Areas For applicability of certain shorezone ordinances 

https://gis.trpa.org/ShorelineMap/    

10.3.1.H & 
84.4.3 

Stream Mouth 
Protection Zones For applicability of certain shorezone ordinances 

https://gis.trpa.org/ShorelineMap/   

10.3.1.E 
84.4.3 Pierhead Line GIS Layer For applicability of certain shorezone ordinances 

https://gis.trpa.org/ShorelineMap/   

 

MISCELLANEOUS  

2.3.3.O 
Manual on Uniform 
Traffic Control Devices, 
1978, as amended. 

For applicability of street sign exemptions 
https://mutcd.fhwa.dot.gov/  

 

2.3.4.B U.S. Postal Service 
standards For mail receptacle standards 

https://about.usps.com/publications/engineering-
standards-specifications.htm  

 

 

https://tahoeregionalplanning.sharepoint.com/sites/MooringProgram
https://gis.trpa.org/ShorelineMap/
https://gis.trpa.org/ShorelineMap/
https://gis.trpa.org/ShorelineMap/
https://mutcd.fhwa.dot.gov/
https://about.usps.com/publications/engineering-standards-specifications.htm
https://about.usps.com/publications/engineering-standards-specifications.htm
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APPENDIX C:   PERMITTING & COMPLIANCE REPORTING 
STRATEGY 

This appendix summarizes the strategy for the Permitting and Compliance Department 
performance measures, tracking, and reporting, as well as cost recovery analysis and reporting 
as one of multiple steps in implementing the Permitting Improvement Project. It is based on a 
TRPA memo dated January 8, 2024.  

The measures and reports outlined in this appendix will be used with the TRPA Annual Work Plan, 
periodic Governing Board reports, internal staff reports, the Permitting and Compliance 
Procedural Manual, and other applications. This strategy was vetted through TRPA staff, with a 
tentative implementation start date of March 31, 2024.  

This appendix is organized into four sections:  

1. Background & Objectives: Discusses the purpose of the proposal and desired outcomes.  

2. External Reporting: Includes performance and cost recovery reporting to be included in 
regular agency publications including the TRPA.gov website.  

3. Internal Reporting: Includes a more robust performance and cost recovery report which will 
serve as a tool for the Permitting and Compliance Department Director and Program 
Managers to manage staff workloads and resources, as well as identify process improvements 
and other changes.  

4. Implementation: Includes specific action items needed to implement this proposal. 

BACKGROUND AND OBJECTIVES 

Successful and efficient permitting and compliance is a key mechanism to implement the Lake 
Tahoe Regional Plan and meet targets for environmentally beneficial redevelopment. Over the 
last few years, application volumes and Permitting and Compliance Department staff have 
increased, and this has resulted in a significant increase in general fund revenues being used to 
subsidize the departmental functions.  

The Permitting Improvement Project includes code amendments and procedure changes to 
increase efficiency and consistency. It is anticipated that two thirds of the general fund subsidy 
for the department will be eliminated through these process improvements. Given this 
commitment from staff, the Governing Board approved fee changes to address the other one 
third of the subsidy. The Governing Board also directed staff to conduct a more detailed analysis 
over the next two years to make future fee adjustments to more accurately distribute the recent 
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application fee changes to reflect actual application review costs.  

This proposal outlines a recommend strategy and more detailed specifications and actions to 
meet the following goals:  

• Have a clear understanding throughout the Permitting and Compliance Department 
of application processing and other performance measures and expectations.  

• Capture the necessary information to better manage department resources and 
staff workloads. 

• Communicate the outcomes of development projects relative to threshold standards 
attainment, the regional plan goals and policies, and Code of Ordinances in attaining 
and maintaining thresholds. 

• Track applications and permitted projects through their full lifecycle to identify 
issues that may be preventing permitted projects from being constructed and 
limiting development/redevelopment. 

• Help identify priority opportunities for future process improvements and/or policy 
or regulatory initiatives.  

• Better understand the revenues and expenses of the department to support 
proposed changes in fees. 

EXTERNAL REPORTING 

These will be publicly available metrics and information regarding two subjects: 1.) the 
operations of the Permitting and Compliance Department, and 2.) the outcomes from 
permitted redevelopment and development. The frequency of external reporting (e.g., 
quarterly, annual, etc.), the format of the reports, and how they will be disbursed (e.g., 
printed documents, the TRPA.gov website, etc.) will likely change as agency wide 
reporting is updated and in response to feedback.  

Monthly External Permitting and Compliance Activity Report: 
This will initially be a monthly report with the volume and promptness for all review processes: 
15-day and 30-day completeness review; and 40-day, 80-day, and 120-day application review 
processes. The information will be reported as shown in the example (not TRPA data) table 
below. 

Example Monthly External Permit Application Processing Report 
Month Total Applications Total Late* Percent on Time 

September 2015 759 15 98.0 
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October 2015 1,167 17 98.5 

November 2015 731 8 98.9 

December 2015 857 17 98.0 

January 2016 587 14 97.6 

February 2016 789 7 99.1 

March 2016 924 37 96.0 

April 2016 912 12 98.7 

May 2016 880 49 94.4 

June 2016 925 26 97.2 

July 2016 638 22 96.6 

August 2016 911 18 98.0 

September 2016 997 10 99.0 

Cumulative  11,077 252 97.7 
* At least one reviewer held application longer than 15 or 30 working days for completeness review; or longer than 40, 80 or 120 working 
days for application review depending on the relevant completeness or application review process. 

Per TRPA Rules of Procedure section 5.7, TRPA will report to the Governing Board any reviewer held 
pending application over 120 days. The report will include the (1) description, (2) reason for delay, and (3) 
recommendation for processing. 

All the information in this table should be captured through routine staff entry of the status of 
completeness and application reviews, augmented by any calculations (e.g., working days between 
changes in status) made internally by the permit tracking software and not require separate, redundant 
data input.  

Monthly External Outcomes from Permitted Redevelopment and Development Report: 
Initially this monthly report will focus on measuring changes in various redevelopment and 
development related “stocks” as illustrated in the example (not actual data) table below. All the 
information in this table should be captured through routine project application “transactions” 
(i.e., submitting the application, completing the transportation project impact assessment 
analysis, etc.) and not require separate, redundant data input. 

Example Monthly External Permitting Outcomes Report 

Measure Beginning Total Monthly Change Ending Total 

Developed Parcels 52,500 25 52,525 

Undeveloped Parcels 3,500 (25) 3,475 

Acres of Coverage in Sensitive 4,000 (10) 3,990 
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Lands 

Acres of Coverage in Non-Sensitive 
Lands 

68,000 10 68,010 

Acres Area Served by Stormwater 
Infrastructure 

300 5 305 

BMP Certificates  32,006 26 32,032 

Potential Residential Units 
excluding Deed-Restricted Bonus 
Units 

2,700 (50 PRU) 
+50 RUU 

2,650 

Available Residential Allocations 450 (50) 400 

Net Conversions between Square 
Feet of Commercial Floor Area and 
Residential Units of Use 

7,200,000 (6,000 SF) 
+20 RUU 

7,194,000 

Net Conversions between Tourist 
Accommodation Units and 
Residential Units of Use 

12,500 (300 TAU) 
+300 RUU 

12,200 

Deed-Restricted Residential Bonus 
Units 

800 (50) 
+50 RUU 

750 

Residential Units of Use including 
Permitted, Net Conversions, and 
Deed-Restricted Bonus Units 

51,000 420 51,420 

Commercial Floor Area  7,200,000 (15,000) 7,185,000 

Commercial Floor Area including 
Permitted and Net Conversions 

7,200,000 (21,000) 7,179,000 

Tourist Accommodation Units 12,500 (50) 12,450 

Tourist Accommodation Units 
including Permitted and Net 
Conversions 

12,500 (350) 12,150 

Estimated Vehicle Miles Traveled 11,000,000 (100,000) 10,900,000 

Mobility mitigation fees  $76,654  

Water quality mitigation fees  $8,348  

Re-issued BMP Certificates  14  

Retired Land Coverage  2,342 square feet  

Land Coverage Relocated from 
Sensitive to Non-Sensitive Land  

 4,325 square feet  
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Excess coverage mitigation fees  $47,230  

Excess coverage mitigated  2,245 square feet  

Offsite coverage mitigation fees  $1,230  

Shorezone mitigation fees  $32,590  
 

Additional outcome data may be captured from the processing of permits and may be used to 
add to the above report and /or create new reports. For this first iteration of this new report the 
above should be adequate. 

Annual External Permitting and Compliance Activity Report and Annual External Outcomes from 
Permitted Redevelopment and Development Report: 

At this point in time the annual reports should be the same as the monthly reports specified 
above, except they should be populated with annual data vs. monthly data. In the future these 
may be changed depending on feedback from those who use the reports. 

INTERNAL REPORTING  

Internal reports should include all the information in the external reports as well as the additional 
items as shown in the examples below. There are no set frequencies recommended for these 
reports as some may be needed weekly for management of resources by Permitting and 
Compliance managers and others may be generated less often. 

Internal Permitting and Compliance Activity Report: 
This will initially be a report with the volume and promptness of completeness and permit 
reviews by type of process: 15-day and 30-day completeness review; and 40-day, 80-day, and 
120-day application review processes. The information will be reported as shown in the example 
(not TRPA data) table below. 

Example Internal Permit Application Processing Report 
Type of Process Total 

Applications 
Total Late* Late 

Applications ID 
Numbers 

Assigned Staff 
Person 

15-day Completeness 
Review 

59 3 
 

Self 
Kasman 
Jepson 

30-day Completeness 
Review 

16 1 
 

Segan 

40-day Application 31 0 
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Review 

80-day Application 
Review 

7 1 
 

Hester 

120-day Application 
Review 

2 0 
 

 

Cumulative  115 5 
 

 
* At least one reviewer held application longer than 15 or 30 working days for completeness review; or longer than 40, 80 or 120 working 
days for application review depending on the relevant completeness or application review process. 

Obviously, the cumulative figures should be the same as those in the external monthly report for the same 
month. All the information in this table should be captured through routine staff entry of the status of 
completeness and application reviews, augmented by any calculations (e.g., working days between 
changes in status) made internally by the permit tracking software and not require separate, redundant 
data input. Permitting and Compliance Department managers should use this information for ongoing 
performance management and will likely want to generate this report more frequently (e.g., on a weekly 
basis with data for the previous 30 working days). These metrics and underlying standards should be in 
the annual agency work plan as well. 

There are three other autogenerated reports that are needed for the Permitting and Compliance Director 
and Program Managers to better track and manage processes. These are: 

• Daily report from Accela that shows how many days a project is “in” before a completeness check is 
done. 

• Weekly report from Accela of any projects in review over 100 days.  

• Weekly (Thursday) 30/120 assigned projects by staff member and type of review with status update 
(i.e., days in review vs. performance target) 

• Daily “ready to assign” report.  

Internal Outcomes from Permitted Redevelopment and Development Report: 
Only the items that are in addition to those in the monthly external report are listed in the 
example (not TRPA data) table below.  

Additions to Monthly External Permitting Outcomes Measures for Internal Report 
Measure Beginning Total Reporting Period 

Change 
Ending Total 

Qualified Exempt Declarations 
Received 

 8  

Qualified Exempt Declarations 
Filing Fees Received 

 2,000  

Qualified Exempt Declarations  1  
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Audited 

Audited Qualified Exempt 
Declarations that Require 
Submittal of a Project Application 

 0  

Tree Removal Permits Issued 
During Period 

 60  

Tree Removal Permits Issued 
within 14 Days from Application 

 60  

Tree Removal Permits Issued Past 
14 Days from Application 

 0  

Pre-Grade Inspections During 
Period 

 12  

Pre-Grade Inspections Completed 
within 3 Days from Request 

 12  

Pre-Grade Inspections Completed 
Past 3 Days from Request 

 0  

Final Inspections During Period  17  

Final Inspections Completed 
within 15 Days from Request 

 17  

Final Inspections Completed Past 
15 Days from Request  

 0  

Grading Exceptions Reviewed 
During Period 

 3  

Grading Exceptions Reviewed 
within 3 Days from Request 

 3  

Grading Exceptions Reviewed Past 
3 Days from Request 

 0  

Enforcement Complaints Received 
During Period 

 6  

Complaints Resolved within 30 
Days from Receipt of Complaint 

 5  

Complaints Resolved Past 30 Days 
from Receipt of Complaint 

 1  

Number of Local Government 
Report Audits Completed During 
Period 

 0  
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Number of MOU Compliance 
Audits Completed During Period 

 0  

Number of MOU Partner Trainings 
Completed During Period 

 1  

Water Quality Mitigation Fees 
Collected 

$1,000,000 $10,000 $1,010,000 

Excess Coverage Mitigation Fees 
Collected 

$500,000 $25,000 $525,000 

Mobility Mitigation Fees Collected $2,400,000 $100,000 $2,500,000 

Accessory Dwelling Units 
Permitted 

50 10 60 

 

The only additional internal report that will be needed initially is for the detailed analysis of fees 
described in the background section of this report. The format that will be used follows. 

FEE ANALYSIS REPORT 

 Fee Analysis  
Application Count (Processed)1 # 
Fees Collected # 
Total Cost of Service (Direct & Indirect Expenses) # 
Cost Recovery %  % 

1 “Application Count” will be based on closed projects (i.e. those projects that have completed intake, project review, 
permit acknowledgement, inspections, security return, and permit outtake).  

See attachment A for the Fee Analysis Reporting data.  

IMPLEMENTATION 

The following actions are required for successful implementation of these permitting and 
compliance measures reporting recommendations. The Permitting and Compliance Department 
Director is responsible for the execution of these actions, both directly and through delegation 
and coordination. 

Action Status (blank indicates to be implemented) 

All planners must update workflows in Accela 
for active projects (e.g. in review, additional 
information requests, etc.) on a real time 
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(i.e., concurrent with the review action) 
basis.  

Make time reporting in Accela mandatory for 
all workflow steps.  

Implemented on new Accela files, July 2023. 

 

Simplify Accela workflows to ensure steps are 
applicable to specific project types and to 
remove redundancy.  

Drafts prepared, anticipated for Phase 3 of the 
Permitting Improvement Project 2023-2024. 

 

Update and implement revised project 
review checklists for permitting to reflect the 
reporting information reflected in this 
Strategy.  

Anticipated for the Permitting Improvement 
Project Phase 3 2023-2024.  

Update and/or develop necessary automated 
reporting in Accela to achieve this Strategy 

 

Finalize the Fee Analysis Reporting Data 
(Attachment A) 

Draft prepared in coordination with Finance 
and R&A staff 

Simplify UKG codes (i.e. time tracking codes) 
for application processing and provide staff 
guidance on how to track their time per UKG 
code category. Include this guidance in staff 
training and the Procedural Manual.  

Implemented July 2023 

Staff and technology must be coordinated so 
applications are billed to the same account, 
specifically:  

• Costs for Accela will be billed to the P&C 
account code.  

• Time spent by supporting staff in other 
departments will be billed to the P&C 
account code. This includes Adele and 
Laurie with permit outtake procedures 
and application file management; subject 
matter experts such as transportation 
and long range planning staff; and 
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executive assistants when helping 
specifically with matters directly related 
to the operations of application 
processing (e.g. assistance with Hearings 
Officer). Further detail on support staff 
time tracking and procedural guidance 
will be included within the Procedural 
Manual.   

• Provide training for P&C staff and staff in 
other departments on how to track time 
related to specific applications or 
application processing and file 
management.  

Staff tasked with application intake 
processing shall double-check all fees were 
correctly calculated and submitted at the 
time of submittal. Special attention shall be 
given to ensuring base fees and multipliers 
are correctly calculated based on project 
type.  

Implemented July 2023.  

 

All planners must double check that correct 
fees are submitted based on project type at 
the time of assignment.  

 

The P&C Department Director, or delegated 
staff, must complete a quarterly audit of a 
predetermined percentage of applications 
received to ensure correct fees were 
calculated and submitted for project types.  

 

This Strategy must be integrated with and 
documented in the Procedural Manual. 

 

Determine a target “effective time” for 
application processing (e.g., these staff 
members should spend 75% on application 
processing, 10% on customer service, etc.) 
and use UKG and individual annual work 
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plans to track. 

Staff Training   

Program Managers Training  

 

ATTACHMENT: 

A. Fee Analysis Reporting Data
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Attachment A: Fee Analysis Report

Category/Service Type Application Count
Number Issued During 
Period

Days from Submittal 
to Issued

% Change of Cycle Days 
from Pervious Period Fee Collections

Total Cost of Service 
(Direct & Indirect 
Expenses) Total Surplus or Deficit Cost Recovery (%)

This column is based on application types 
by volume received (i.e. focuses on the 
most common type of applications) // 
We can expand this to ALL application 
types. 

This column is 
completed projects 
that have gone 
through the full cycle - 
submittal, intake, 
review, issuance, 
acknowledgement, 
inspections, security 
return and outtake 
processing.

This column is staff 
time x hourly cost for 
each reporting 
category.  

Tree Removal
Site Assessment (Complete)
SFD Addition/Modification
Grading Exception
TYC Survey
Soils /Hyrdo
Land Capability Verification  
New Buoys, Floating Docks/Platforms
New SFD
IPES Limited Incentive Program
New Piers, Water Intake Lines

TOTAL OF DIRECT EXPENSES*
TOTAL OF INDIRECT EXPENSES** $ $

**Indirect expenses: (See tab)
General $
Staffing $

$

Total Application Fee Collections and 
Expenses $ $

Quarterly Surplus (Deficit) $

Surplus (Deficit) Year to Date $
Annual Surplus (Deficit) Prior Year $
Annual Surplus (Deficit) Prior 5 Years $

Effective Time Actual Target
Application Processing
Customer Service
Shoreline Implementation
Special Projects
General
MOU Support

Deposit Accounts
TBD

Estimate indirect expense categories and amounts with Finance (see separate tabs)

Direct Expenses (Annual) 

Accela 100% $  
Hearings Officer 100% $

Specific Hours Tracked in Accela
P&C Staff Project Review (From the point of 
assignment, additional information, permit 
issuance, acknowledgement) # hours $
Alternative Dept Review/Consultation (BMP, 
Transportation, Housing, LR, legal ) # hours $
Compliance Staff # hours $
% of flat rate assumption
Intake % $
Assignment (Management) % $
P&C Management (Wendy, Steve) % $
MOU Monitoring and Oversight % $
Legal % $
Finance (e.g. fee and securities management) 
(KACEY) % $
Finance (e.g. fee and securities management) 
(KATHERINE) % $
R & A % $  

Permit Outtake % $
Web tools/Accela Support % $
File Management % $

EA Staff for Hearings % $

GENERAL 

STAFFING
To include all  compensation, benefits, retirement, etc for all  staff persons required to process 
applications 
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Indirect Expenses (Annual)

Building overhead n/a n/a

Labor rates in Accela, and 
used for reporting, do 
include the A&O rate. Do not 
duplicate in reporting. 
Current A&O rate is 55.72 
(Oct 2023) or the latest 
approved by GB. 

General Administrative n/a n/a   
IT and Web Support n/a n/a  
Supplies and Fleet Use n/a n/a

GENERAL 
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APPENDIX D:   APPLICATION WORKFLOW STEPS & STATUSES 

This appendix outlines the Accela application workflow steps and statuses and provides definitions for each. See the Application Status section of 
this manual for a general overview.  

 

CLOCK/TIME TRACKING LEGEND:
TIME COUNTED AGAINST TRPA
APPLICANT TIME (NOT COUNTED AGAINST TRPA)
STOPPED TIME FOR REVIEW OR END STATE
TIME NEUTRAL, NOT COUNTED AGAINST TRPA OR APPLICANT
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ACCELA STATUS
STATUS 

ADVANCES TO 
THE NEXT STEP

VISIBLE STATUS 
CHANGE FOR THE 

PUBLIC
PUBLIC VIEW

AUTO EMAIL SENT 
TO INTERNAL 

STAFF

AUTO EMAIL SENT 
TO APPLICANT CLOCK

Received N Y Received N Y
Incomplete N Y Incomplete N N
Application Updated N Y Application Updated N N
Pending Withdrawal N Y Pending Withdrawal N Y
Complete Y Y In Review N N
Notes N N N N
Withdrawn (Applicant Request) Y Y Withdrawn N N
Withdrawn (Redesign/Substantial Modification) Y Y Withdrawn N N
Withdrawn (Required Information Not Received) Y Y Withdrawn N N
Withdrawn (Other) Y Y Withdrawn N N

In Review N Y In Review N N
Mid-Review Check In N Y Mid-Review Check In N N
Review Paused (Outsource Request) N Y Review Paused N N
Review Paused (Additional Information Required) N Y Review Paused N N
Review Paused (Weather/Environmental Hold) N Y Review Paused N N
Review Paused (Legal Hold) N Y Review Paused N N
Review Paused (Administrative Hold) N Y Review Paused N N
Review Paused (Applicant Request) N Y Review Paused N N
Additional Information Received N Y  Additional Information Received Y1 N
Review Restarted N Y In Review N N
Review Finished Y N In Review N N
Assigned N N  N Y
Notes N N  N N
Pending Withdrawal N Y Pending Withdrawal N N
Withdrawn (Applicant Request) Y Y Withdrawn N N
Withdrawn (Redesign/Substantial Modification) Y Y Withdrawn N N
Withdrawn (Required Information Not Received) Y Y Withdrawn N N
Withdrawn (Other) Y Y Withdrawn N N

STEP: Intake

STEP: Planner Review

ACCELA STATUS
STATUS 

ADVANCES TO 
THE NEXT STEP

VISIBLE STATUS 
CHANGE FOR THE 

PUBLIC
PUBLIC VIEW

AUTO EMAIL SENT 
TO INTERNAL 

STAFF

AUTO EMAIL SENT 
TO APPLICANT CLOCK
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Conditional Permit Issued N Y Permit Issued N N
Results Issued Y Y Results Issued Y2 N
Acknowledged Y Y Permit Acknowledged Y2 N
Pending Expiration N N  N N
Legal Hold N Y Legal Hold N N
Notes N N N N
Withdrawn (Applicant Request) Y Y Withdrawn N N
Withdrawn (Redesign/Substantial Modification) Y Y Withdrawn N N
Withdrawn (Rescinded) Y Y Withdrawn N N
Withdrawn (Other) Y Y Withdrawn N N
Denied Y Y Denied N N
Assigned N N N Y
Expired Y Y Expired N N

Pre-grade Inspection Completed N Y N Y
Monitoring Completed N Y N Y
Other Inspection Completed N Y N Y
Final Inspection Completed N Y N Y
Construction Extension N Y N N
No Inspection Needed Y N N
Permit Expired Y Y Permit Expired N N
Withdrawn Y Y Withdrawn N N
Notes N N N N
Assigned N N N Y

STEP: Action

STEP: Inspections

Project Security Released N Y Project Security Released N Y
Scenic Security Released N Y Scenic Security Released N Y
Other Security Released N Y Other Security Released N Y
Monitoring Completed N Y Monitoring Completed N Y
Project Completed Y Y Project Completed N N
Project Not Completed Y Y Project Not Completed N N

1 Auto generated emails to staff in the "Additional Information Received" status would be sent to the assigned planner. 
2 Auto generated emails to staff in "Results Issued" and "Acknowledged" statuses would be sent to Laurie, Adele, and Linda.

STEP: Project Completed & Securities
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APPLICABILITY 

The workflow included in this appendix applies to the following project application types:  
• Commercial 
• Driveway & Parking Area Paving 
• EIP 
• Grading 
• Historic 
• IPES 
• LCC  
• LCV  
• Lot Line Adjustments  
• Marina  
• Mooring & Buoy   
• Public Service  
• Recreation  

• Residential (MFD)  
• Residential (SFD)  
• Shorezone  
• Sign  
• Site Assessment  
• Soils/Hydro  
• Subdivision  
• Temporary Uses  
• Tourist  
• Transfer  
• Underground Tank   
• Verification and Banking (Coverage)  
• Verification and Banking (Uses)  

 

The workflow included in this appendix DOES NOT APPLY to the following project application types:  
⊗ Allocation Assignment 
⊗ BMP Retrofit 
⊗ Construction Extension 
⊗ Fee entries (FEET, internal application to enter MOU fees 

collected) 
⊗ Notice of Appeal 
⊗ MOU Applications (MOUA, Internal application to enter MOU 

permits) 
⊗ Pre-App Consultation 
⊗ QE 
⊗ QE (MOU) 
⊗ QE (Shorezone) 
⊗ Tree 
⊗ Tahoe Yellow Cress Survey 
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APPLICATION STATUS DEFINITIONS 

Status  Definition 
STEP: Intake   
Received An applicant has submitted an application to TRPA and a record has been created. Paper applications are not marked 

received until the Accela record is created, fees are receipted, and all application materials have been scanned. Online 
applications will be automatically marked as received. TRPA has 30-days to perform a completeness check to verify that all 
required information has been submitted by the applicant (15-days for minor applications). When the application is 
complete, the Department Manager will assign the application to a reviewing planner. If incomplete, TRPA Intake Staff will 
notify the applicant of missing information with a submittal deadline and change the status to “Incomplete”. See 
Withdrawal Policy of this manual for deadlines and managing incomplete applications.    

Incomplete The application is missing required information. TRPA Intake Staff will notify the applicant, in writing, of the information 
required to begin TRPA Planner Review of the application with a submittal deadline. See Withdrawal Policy of this manual 
for deadlines and managing incomplete applications. 
Time that elapses while the application is incomplete is counted as applicant time, not TRPA. When the applicant submits 
the requested information or items, the status will need to be changed to “Application Updated” by Intake Staff. This 
status change will be automatic if the applicant submits the requested information or items online.   

Application Updated Applications may enter the status of "Incomplete" when an application is missing required information or items and is not 
ready for planner review. When the applicant submits the requested information or items, the status will need to be 
changed to “Application Updated” by Intake Staff. This status change will be automatic if the applicant submits the 
requested information or items online. 
 
TRPA has 30 days to review the additional information or items received to ensure it is sufficient to consider the 
application complete. This is neutral time NOT counted against TRPA or the applicants time. The applicant is required to 
submit ALL information and items as stated in the notice letter or correspondence from Intake Staff. If the applicant has 
only submitted partial or insufficient information, Intake Staff will update the status to Incomplete and notify the applicant 
of remaining information or items needed as appropriate. 

Pending Withdrawal Once an application is marked incomplete, Intake staff will provide a deadline to submit all required documentation. 
Deadline to submit required information is 60 days for the Intake Step. See Withdrawal Policy of this manual. If no action is 
taken by the applicant to submit information by the deadline, the application status will be changed to “Pending 
Withdrawal” automatically in Accela. This is not an official withdrawal or action by TRPA. It is responsibility of the Intake 
Staff under the supervision of the Department Manager to move applications from Pending Withdrawal to Withdrawn. 
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Complete The application to TRPA includes all required information as described in the application packets and TRPA’s Rules of 
Procedures section 5.2 and is ready to be assigned to a reviewing planner. The workflow will not advance to the Planner 
Review step until the application is assigned. Time between a complete application and assignment is counted against 
TRPA’s time.  

Notes TRPA staff may add internal notes to the application workflow. These notes do not affect the tracking of TRPA or applicant 
time. Notes that are entered into the workflow ARE VIEWABLE to the public in Accela Citizens Access portal. 

Withdrawn (Applicant Request) See Withdrawal Policy of this manual. Applications may be withdrawn by an applicant at any time by submitting a written 
request to the reviewing planner or Department Manager. Some withdrawn applications may be refunded a portion of 
their application fees, in accordance with Rules of Procedures, section 16.4. Requests for refunds should be made by the 
applicant in writing.  

Withdrawn 
(Redesign/Substantial 
Modification) 

See Withdrawal Policy of this manual. If during the Intake step, the applicant submits a substantial modification or redesign 
from the initial project proposal, Intake Staff at their discretion may require that the application be resubmitted under a 
new file number. Some withdrawn applications may be refunded a portion of their application fees, in accordance with 
Rules of Procedures, section 16.4. Requests for refunds should be made by the applicant in writing. 

Withdrawn (Required 
Information Not Received) 

See Withdrawal Policy of this manual. If ALL required information or items to consider the application complete is not 
submitted by the applicant, the application is marked as Pending Withdrawal by Intake Staff or automatically through 
Accela. Intake Staff will periodically manually query and update applications whose status is Pending Withdrawal, which at 
that time the application status may be updated to a formal withdrawal. Pending withdrawal is not a formal TRPA action, 
where a Withdrawn status is a formal TRPA action and should be accompanied by a written notice from Intake Staff. If an 
application is withdrawn, the applicant may reapply once all required items are prepared. Some withdrawn applications 
may be refunded a portion of their application fees, in accordance with Rules of Procedures, section 16.4. Requests for 
refunds should be made by the applicant in writing. 

Withdrawn (Other) See Withdrawal Policy of this manual. The Withdrawn (Other) status can be used for other circumstances where an 
application is withdrawn and does not align with the provided withdrawn statuses. (e.g. if an applicant submitted the 
wrong type of application) 
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STEP: Planner Review   
In Review The application is in review by a TRPA Planner. TRPA strives for the shortest processing time possible, consistent with 

available resources, information, and seasonal weather constraints. The TRPA Compact allows 180 days to process 
applications; TRPA’s Rules of Procedure target a maximum 120 days for application review and permit issuance (or other 
TRPA action) from the date of a complete application, or 40 days for minor applications. As stated within this Procedure 
Manual, TRPA strives for a target of 80 days for application review and permit issuance for all staff level reviews that do 
not require public noticing or public hearing.  Time elapsed during the In Review workflow status is counted towards TRPA. 

Target Review Timelines:  
• Minor: permit issuance or action within 40 days of completeness 
• Staff Level: permit issuance or action within 80 days of completeness 
• Enhanced Staff Level (public noticing) or HO/GB Level (public hearing): permit or action drafted and notice within 

80 days of completeness; permit issuance or action within 120 days of completeness 
 

Mid-Review Check-in Planners are required to complete a Mid-Review Check-in at least 60 days after the application is determined to be 
complete for all applications other than QEs and minor applications. The planner is responsible for completing the status 
update in Accela once the check-in is completed. See Mid-Review Check-in section of this manual.   

Review Paused (Outsource 
Request) 

An applicant may request outsource review as part of their application submittal. The Department Manager will oversee 
the process to secure the outsource review, including contacting the consultant, providing the consultant’s bid to the 
applicant, receiving formal acceptance of the bid from the applicant and any required additional fees, etc. While the 
outsource consultant bid process occurs, the application will be marked as Review Paused by the Department Manager 
until that process is finalized. Time lapsed during the pause does not count against the TRPA time. The application will not 
advance to the In Review or Review Restarted status until the contract with the consultant has been finalized, all additional 
fees paid, and the consultant has access to all items to review the application.   

Review Paused (Additional 
Information Required) 

The application is missing information necessary to review the project or take action or requires design changes to be 
approvable. The TRPA planner will notify the applicant, in writing, of the information required or necessary design changes 
with a submittal deadline. See Withdrawal Policy of this manual for deadlines and managing incomplete applications. 

Time that elapses while the application is in Review Paused (Additional Information Required) is counted as applicant time, 
not TRPA. When the applicant submits the requested information or items, the status will need to be changed to 
“Additional Information Received” by the reviewing planner. This status change will be automatic if the applicant submits 
the requested information or items online.  

Review Paused 
(Weather/Environmental Hold) 

There may be times that an application is paused due to weather or environmental conditions. Such conditions directly 
impede the planner from reviewing the project. Examples may include snow conditions impeding necessary site visits, 
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natural hazard event like wildfire or flooding that halt TRPA or community operations, etc. Time lapsed during the pause 
does not count against the TRPA time. 

Review Paused (Legal Hold) There may be times that an application is paused due to legal action that directly impede the planner from reviewing the 
project or taking action. Time lapsed during the pause does not count against the TRPA time. 

Review Paused (Administrative 
Hold) 

There may be times that an application is paused due to administrative reasons that directly impede the planner from 
reviewing the project or taking action. This status should only be used per direction of the Department Manager. Time 
lapsed during the pause does not count against the TRPA time. 

Review Paused (Applicant 
Request) 

Applications may be paused up to 120 days by an applicant at any time by submitting a written request to the reviewing 
planner or Department Manager. Any applications paused longer than 120 days from an applicant request should be 
withdrawn and the applicant can resubmit their application when they are ready to proceed.   

Additional Information 
Received 

Applications may enter the status of Review Paused (Additional Information Required) when an application is missing 
required information or items necessary to continue review or take action. When the applicant submits the requested 
information or items, the status will need to be changed to Additional Information Received by the reviewing planner. This 
status change will be automatic if the applicant submits the requested information or items online. 
 
TRPA has 30 days to review the additional information or items received to ensure it is sufficient to continue the review 
and take action. This is neutral time NOT counted against TRPA or the applicant’s time. The applicant is required to submit 
ALL information and items as stated in the notice letter or correspondence from Intake Staff. If the applicant has only 
submitted partial or insufficient information, Intake Staff will update the status to Incomplete and notify the applicant of 
remaining information or items needed as appropriate. 
  

Review Restarted Once additional information has been received and deemed sufficient by the reviewing planner, the planner will advance 
the workflow to review restarted. This status should not be used if the planner is still waiting on information or necessary 
items from the applicant. Time elapsed during the Review Restarted status will count against TRPA time.  

Review Finished The TRPA review is complete and the planner is ready to take action on the application (i.e. permit issuance). This status 
will advance the workflow to the Action step.  

Assigned The Department Manager will assign the project to the appropriate staff person based on the scope of the project, staff 
expertise, review teams, work loads, etc. Projects may be reassigned at various steps of a project application.  
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Notes TRPA staff may add internal notes to the application workflow. These notes do not affect the tracking of TRPA or applicant 
time. Notes that are entered into the workflow ARE VIEWABLE to the public in Accela Citizens Access portal. 

Pending Withdrawal There may be times that an application is paused. If no action is taken by the applicant to submit information by the 
deadline or to further the review of the application, the application status may be changed to “Pending Withdrawal”. This 
is not an official withdrawal or action by TRPA. It is responsibility of the planner under the supervision of the Department 
Manager to move applications from Pending Withdrawal to Withdrawn. See Withdrawal Policy of this manual. 

Withdrawn (Applicant Request) See Withdrawal Policy of this manual. Applications may be withdrawn by an applicant at any time by submitting a written 
request to the reviewing planner or Department Manager. Some withdrawn applications may be refunded a portion of 
their application fees, in accordance with Rules of Procedures, section 16.4. Requests for refunds should be made by the 
applicant in writing.  

Withdrawn 
(Redesign/Substantial 
Modification) 

See Withdrawal Policy of this manual. If during the Planner Review step, the applicant submits a substantial modification or 
redesign from the initial project proposal, the planner at their discretion may require that the application be resubmitted 
under a new file number. Some withdrawn applications may be refunded a portion of their application fees, in accordance 
with Rules of Procedures, section 16.4. Requests for refunds should be made by the applicant in writing. 

Withdrawn (Required 
Information Not Received) 

See Withdrawal Policy of this manual. If ALL required information or items to review the project and take action are not 
submitted by the applicant, the application will be marked as Pending Withdrawal by the planner. Planners will periodically 
manually query and update applications whose status is Pending Withdrawal, which at that time the application status may 
be updated to a formal withdrawal. Pending withdrawal is not a formal TRPA action, where a Withdrawn status is a formal 
TRPA action and should be accompanied by a written notice from the planner. If an application is withdrawn, the applicant 
may reapply once all required items are prepared. Some withdrawn applications may be refunded a portion of their 
application fees, in accordance with Rules of Procedures, section 16.4. Requests for refunds should be made by the 
applicant in writing. 

Withdrawn (Other) See Withdrawal Policy of this manual. The Withdrawn (Other) status can be used for other circumstances where an 
application is withdrawn and does not align with the provided withdrawn statuses. (e.g. if an applicant submitted the 
wrong type of application) 

STEP: Action  
Conditional Permit Issued Applications that are consistent with the findings as required by the Bi-State Compact and the Code of Ordinances may be 

approved and TRPA will issue a Conditional Permit.  An action by the Board or the Executive Director (or a designee) to 
approve an application shall be considered final action by TRPA. The permittee must then Acknowledge the conditions of 
the permit and complete a pre-grade inspection before a project may be constructed.  
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Results Issued Applications that are resolved with a results letter rather than a permit to document a determination by TRPA. The results 
of the review will be documented in a formal letter from TRPA. These cases generally relate to verifications of land 
capability, existing land coverage verifications, units of use verifications, and similar agency actions.  

Acknowledged Permits that are issued by TRPA are considered Conditional Permits. The permittee is responsible for all permit conditions 
and must comply with the conditions of the permits as stated and by the date listed on the permit. The conditions 
described in the permit must be satisfied and acknowledged by the permittee and TRPA prior to commencement of 
grading or other construction activity. 

Pending Expiration Permits that have expired. No official TRPA action at this phase or automatic close of the project. TRPA staff can query and 
manually close projects in this status.  

Legal Hold There may be times that an application is paused due to legal action that directly impedes TRPA from taking action or the 
applicant completing the project. Time lapsed during the pause does not count against the TRPA time. 

Notes TRPA staff may add internal notes to the application workflow. These notes do not affect the tracking of TRPA or applicant 
time. Notes that are entered into the workflow ARE VIEWABLE to the public in Accela Citizens Access portal. 

Withdrawn (Applicant Request) See Withdrawal Policy of this manual. Applications may be withdrawn by an applicant at any time by submitting a written 
request to the reviewing planner or Department Manager. Some withdrawn applications may be refunded a portion of 
their application fees, in accordance with Rules of Procedures, section 16.4. Requests for refunds should be made by the 
applicant in writing.  

Withdrawn 
(Redesign/Substantial 
Modification) 

See Withdrawal Policy of this manual. If during the Intake step, the applicant submits a substantial modification or redesign 
from the initial project proposal, Intake Staff at their discretion may require that the application be resubmitted under a 
new file number. Some withdrawn applications may be refunded a portion of their application fees, in accordance with 
Rules of Procedures, section 16.4. Requests for refunds should be made by the applicant in writing. 

Withdrawn (Rescinded) See Withdrawal Policy of this manual. There may be times after TRPA has taken final action on an application that the 
action would need to be rescinded or revoked.  

Withdrawn (Other) See Withdrawal Policy of this manual. The Withdrawn (Other) status can be used for other circumstances where an 
application is withdrawn and does not align with the provided withdrawn statuses. (e.g. if an applicant submitted the 
wrong type of application) 

Denied  Applications that are not consistent with the findings as required by the Bi-State Compact and the Code of Ordinances may 
be denied.  An action by the Board or the Executive Director (or a designee) to reject an application shall be considered 
final action by TRPA.  
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Assigned The Department Manager will assign the project to the appropriate staff person based on the scope of the project, staff 
expertise, review teams, work loads, etc. Projects may be reassigned at various steps of a project application.  

Expired When TRPA issues a conditional permit, an expiration date is included in the permit per TRPA Rules of Procedure. This 
status can be used when the permit is has expired and is no longer valid.  

 

 

STEP: Inspections  
Pre-grade Inspection 
Completed 

A pre-grade inspection is an on-site meeting to review the installation of temporary Best Management Practices (BMPs), go 
over permit conditions, and discuss general construction practices.  All construction projects, with the exception of work 
that is exempt or qualified exempt, require a pre-grade inspection. Once this inspection is passed, construction and 
digging, also called grading, can begin. 

Monitoring Completed   
Other Inspection Completed   
Final Inspection Completed When all construction is completed, TRPA will perform a final inspection on-site to verify the installation of Best 

Management Practices (BMPs) and that all permit conditions has been satisfied. If any project security deposits have been 
collected as part of the conditional permit, TRPA will verify that all standard and special conditions of the permit have been 
met before the project security may be returned.  

Construction Extension   
Permit Expired  When an issued permit is allowed to expire before the permit has been acknowledged. No pre-grade inspection or 

construction has occurred, and the project will not continue. If the permittee chooses to build the project, a new permit is 
required. 

Withdrawn Applications may be withdrawn for a variety of reasons once TRPA has taken action. Applicants may choose to withdraw an 
application at any time by requesting a withdrawal in writing. Some withdrawn applications may be refunded a portion of 
their application fees, in accordance with Rules of Procedures, section 16.4. Requests for refunds should be made by the 
applicant in writing. .  

Notes TRPA staff may add internal notes to the application workflow. These notes do not affect the tracking of TRPA or applicant 
time. Notes that are entered into the workflow ARE VIEWABLE to the public in Accela Citizens Access portal. 

Assigned The Department Manager will assign the project to the appropriate staff person based on the scope of the project, staff 
expertise, review teams, work loads, etc. Projects may be reassigned at various steps of a project application.  
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STEP: Project Completed & Securities 
Project Security Released   
Scenic Security Released   
Other Security Released   
Monitoring Completed   
Project Completed When all conditions of the TRPA permit have been met and all project security deposits have been returned, the TRPA 

process is completed.   

Project Not Completed when an acknowledged TRPA permit is not constructed or does not pass a final inspection, the project has not been 
completed. If construction has occurred, then the site must be restored prior to completion of the record and/or security 
return. If the permittee chooses to continue to build the project, a new permit is required. 
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