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Introduction to the Lake Tahoe Sustainable
Communities Program

The need to embrace sustainability in all planning and implementation activities inatke Tahoe

Region and beyond has been recognized in a number of ways. At the national level, the Department of
Housing and Urban Development has created the Sustainable Communities Regional Planning Grant
Program and the Department of Interior BureauR¥clamation has initiated the Truckee River Basin
Study that will include adaptive strategies to respond to climate change and other uncertainties. At the
state level, California has adopted the Sustainable Communities and Climate Protection Act of 2008
requiringgreenhouse gas emission reduction targets for passenger vehicles for 2020 and 2035 for each
region covered by a metropolitan planning organization (MPO)cagated the Strategic Growth

Council, which has awarded grants for sustainable community planning and natural resource
conservation. At the Lake Tahoe Region level, the Tahoe Regional Planning Agency (TRPA) has updated
the Lake Tahoe Regional Plan to idelsustainability policies and mitigation measures, and the Tahoe
Metropolitan Planning Organization (TMPO) has adopted a Sustainable Communities Strategy as
required by the Sustainable Communities and Climate Protection Act of 2008. At the local talel, lo
governments in the Lake Tahoe Region are in the process of integrating sustainability principles into
their local plans.

Ly G4KS &dzYYSNJ 2F wamnX | LINIYSNBRKALI 2F | 3SyOASax
Tahoe Basin Partnership2 NJ { dza G Ayl 0t S / 2YYdzyAdGASaé¢ Ay 2NRSNJI
Growth Council. Collectively, the Partnership is supporting execution of the Strategic Growth Council

2011 Sustainable Communities Planning Grant that was officially awardid TMPO in August of

2011. The Partnership is comprised of Tahoe Metropolitan Planning Organization, Tahoe Regional

Planning Agency, El Dorado County, Placer County, City of South Lake Tahoe, California Tahoe
Conservancy, and Sierra Nevada Alliance.

The TRA, in partnership with other key stakeholders in the Lake Tahoe Region, is a participant in all of
these national, state, regional and local efforts. Often they are complementary and of common interest
to stakeholders. Hence, the Lake Tahoe Sustainabten@mities Program has been created as a Basin
wide program with staff from different agencies and organizations participating in the various efforts. To
the extent possible, the products from these efforts will be available through the Lake Tahoe Sustainab
Communities Program website and as a series of documents.

Lake Tahoe Sustainable Communities Program Documents Series

This series of documents is organized to generally reflect the tasks associated with the grants received
from the California Strategi@rowth Council (SGC). The series as currently envisioned includes the
following:

1. Sustainability Framework and VisionThis document accompanies the California Tahoe
Conservancyahoe Basin Sustainability Planning Guideltmdument (Appendix A) and
includes an overview of the Sustainable Communities Program, the framework within which all
of the regional and local level plans work, and the vision for sustainability based on input from
over 5,000 participants in the regioralnning process. Theahoe Basin Sustainability Planning
Guidebookwvas prepared in 2011 and describes how this effort was originally envisioned. The
Sustainability Framework and Vision has more detailed and updated language related to the



newly adopted Bgional Plan and the framework for Area Plans, input from participants in that
LINPOS&daz yR GKS AYGSNIXOGA2y 2F adadlAyloAtAde
the SGC Round 1 Sustainable Community Planning Grant Task 1: Roadmap & @rgdnizati

Structure.

Sustainability Action Plan BackgrourdThis document includes the initial greenhouse gas

emissions inventory and reduction targets, and climate change adaptation and mitigation

strategies. It reflects the adopted Regional Plan, Regjibramsportation Plan, and Sustainable
Communities Strategy policies, and is the basis for the sustainability (a.k.a., climate change)
FOlA2Y LXIFYyd ¢KAA R20dzYSyid aSN®Sa Fa GKS GRSt A
Community Planning Grant Task ®&al%, Objectives, & Strategies.

Sustainability Action PlanA Sustainability Action Toolkit for Lake Tahq& his includes the

revised greenhouse gas emissions inventory and reduction targets, and climate change and

adaptation strategies vetted throumthe Lake Tahoe Sustainability Collaborative and the Tahoe

Basin Partnership for Sustainable Communifiddgs document also includes community level

outreach and action strategies KA & R2 OdzyYSy i aSNPSa2NARIKBS{ ODRSW2
Sustainabke Community Planning Grant TagkD,4.A and 4.D Lake Tahoe Sustainability Action

Planand Outreach Activities

Sustainabilitylndicators Reporting PlanThis includes: (1) an assessment of existing Lake Tahoe
Region measurement and monitoriedforts, (2) identification of a suite of sustainability

indicators,(3) development of a sustainability metriegportingplan, and (4) initiation of a

sustainability dashboard. This measurement and tracking approach is intended to be consistent

with anda key element of the larger Lake Tahoe Basin Monitoring, Evaluation, and Reporting

Program required by California State Appropriations Bill #3114D in addition to serving as the
WRSEtAOSNI 6t SaQ F2NJ { D/ w2dzyR ™M &ataislandn &. ¥ 5S @S¢
Monitoring Program, including a Tracking and Accounting System and SGC Round 2 Task 4.A:

Obtain Regional Indicators Data.

Area Plans Framewor& This includes the framework for Area Plans and initiation of those Area

Plans. The framewortk.e., Regional Plan policies and code, conformance review checklist, and
Y2RSf ! NBF tfly O2yGSydaovo aSNpSa Fa 0KS GRSt AQ
Planning Grant Task 4, Subtask C: Lake Tahoe Livable Communities Program.

Area PlanBackground; Thisdocument, itincludes an assessment of the sustainability and

livability measures needed in each planning area and the barriers to local implementation of

0K2aS adzaidlAylroAtftAGe YSIadiNBad ¢KAGRoRBIOdZYSY i &
Sustainable Community Planning Grant Task 2: Situation Assessments.

Development Commodities Transfer Policies AnalysiBhis includes identification and analysis

of the potential market effectiveness of proposed transfer of development sighd bonus unit

L2t AOASE O2yaARSNBR FT2NJ AyOtdzaizy Ay (KS wS3aiz
SGC Round 1 Sustainable Community Planning Grant Task 4, Subtask E: Development Rights
Incentives Program.

Development Commodities Trackinand Exchange Systeq his includes the concepts,
processes, software requirements, and other system specifications, as well as the results of
implementing the development commodities and exchange system. This serves as the
GRSt ADSNI 6f Séd2BastdihablSmiiudity PlangimtypyGrant Task 3: Regional
Development Rights Tracking System.



9. Economic Development StrategyThis includes analysis of existing and targeted industry
clusters and recommendations on the clusters and incentives thabevithost effective in
creating and maintaining a sustainable economy for the Lake Tahoe Ratsomncluded is
stakeholder outreach resulting in recommendations for implementation of commodities
transfer policies.¢ KA a4 ASNWSa | & &RE RoRGSE Sustahidble GdmianityT 2 NJ { K
Planning Grant Task 4, Subtask F: Economic Incentives Strategy.

10. Lake Tahoe Sustainability Collaborative Strategic Rlarhis document includes th&l{ / Qa
mission, charter, and bursess plan which provides the stegy for the Lake Tahoe Sustainability
Collaborative to continue, on an ongoing basis, to act as an independent entity that
GOKFYLIA2yaé¢ adzaidlAylroAtAiade Ay GKS [F1S ¢l K2S w
SGC Round 1 Sustainable Communitgrittey Grant Task 1.B: Establish Lake Tahoe
Sustainability Collaborative and SGC Round 2, TadkakdéTahoe Sustainability Collaborative
Support.

11 Annual Report This is the initial annual report on the Lake Tahoe Sustainable Communities
Program andwill be included as part of future TRPA annual reports. It will be updated using
current sustainability indicators data, and can act as a template for similar sustainability
LX FyYyAy3 NBLR2NIa Ay 20KSNJ NEIAZ2yRoondeKA & aASNBSa
Sustainable Community Planning Grant Tasksldyiement Regional Data
Sharing/Management Program, 4.C: Weased Dashboard Implementatiand 4.D: Prepare
and Publish Final Tahoe Annual Report.

12. Lake Tahoe Sustainable Communities Program Sumym®ther documents that are an
integral part of the sustainability efforts in the Lake Tahoe Region include the Lake Tahoe
Regional Plan, Regional Transportation Plan and Sustainable Communities Strategy, and various
local government Area Plans. This diaent provides a summary of these plans, the products
described in previous reports in this series, and how they work together within the Sustainability
Framework for the Lake Tahoe RegiorK A & A SNIWSa |4 0UKS GRSt ADSNIoOf
Sustainable @mmunity Planning Grant Task@B375 Local Planning and Implementation Tool
Kit.

While providing valuable information about the Lake Tahoe Sustainable Communities Program to Lake
Tahoe Region stakeholdethijs series is also designed to provide a refexe for other regions involved
in addressing the critical issue of sustainability.
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Area Plan Background

In addition to creating the Sustainabiliction Plan for the Lake Tahoe Region and providing important
resources for the update and implementation of the Lake Tahoe Regional Plan and Regional
Transportation Plan (Mobility 2035), the LTSCP has provided key funding and information for creation of
select area plans (a.k.a., livability plans in the SGC round 1 grant application).

The sustainability vision statements in Document #1, also discussed in Appendix B of that
document and Appendix A of this document, outline the regional vision undetlyéng
Sustainability Action Plan as well as select area plan level vision statements. Those area plan
vision statements are summarized below.

The LTSCP also provides a framework for the area plans (Document #5) and funding for select
recently completed andngoing local government area plans. One of the most important inputs
to the area planning process is the assessment of barriers to achieving the sustainability vision
for the area plans. This assessment for the select area plans is included as AppErttiz B
document and is summarized below.

Local governmentin the Lake Tahoe Region have the option to prepare area plans. A number of
local governments have initiated this process. Two area plans have been adopted and additional
area planning effds have been initiated. In accord with the recent amendments to the Regional
Plan and Code, all new area plans must include green sustainability measures. The status of the
local government area planning efforts is also included below.

Area Plannindgsustainability Vision

The three areas for which vision statements have been developed are from each of the three California
local governments in the Lake Tahoe Region: South Lake Tahoe (City of South Lake Tahoe), Tahoe City
(Placer County), and Meyers (El Dorado County).

Souh Lake Tahoe Sustainability Vision

Diverse natural ecosystems and other resouiineSouth Lake Tahoe and improved Lake
water clarity to maintain a healthy balance between human (built) and natural
environments that make the Basin a unique and spedéde

A sense of community that enhances the Highway 50 corridor as the heart of the
communityby creating an interconnected series of compact miked districts that
serve the needs of residents and visitors.

Enhanced recreational opportunities anloicesthat attract nature lovers, sport
enthusiasts, and families through numerous recreation and lodging options, ecotourism
destinations, and multiple businesses that highlight the natural and cultural
environment of South Lake Tahoe.

Diverse housingnd lodging choicethat meet the needs of residents, workers, and
visitors of all physical and economic abilities that recognize the seasonal,-visitor
oriented nature of many businesses, preserve and enhance the existing supply of



housing, and provide aistainable and walkable environment in proximity to local
businesses, services, and neighborhood centers.

A connected transportation network with Highway 50 as a rmltidal corridor that
providesdiverse options for convenient travel within the City starrounding
communities, and regionally; walking and biking to local destinations; and transit
centers that also serve as social gathering places.

A vital local economy with a transformed Highway 50 corrafd publieprivate

cooperation that has crdad a prosperous and healthy region; diverse logaliyned

businesses that offer good wages, services, and amenities to the community and

visitors; and an economic base driven by creative, environmerialydzy R> | YR & I NEB.
businesses.

A high quality ofife with improved public health, firsafe open spaces and built
environment, education, and job opportunities, and enhanced sociathedtig of South
Lake Tahoe residents and workers.

Tahoe City Sustainability Vision

Stream Zone, lakeshore, and etmatural environmentshat maintain a healthy

balance between humans and nature, provide scenic corridors and vistas that make the
Basin a unique and special place, and provide opportunities for residents and visitors to
enjoy natural settings.

Asens@ T 02YYdzyAdGe FyR LXIFOS 6FaSR 2y ¢FK2S /.
in the Regiorthat preserves its diverse architecture and cultural identity, provides a

scenic, unifying character in harmony with nature, open vistas and unique landscapes,

and public gathering spaces for social interaction focused on the lakeshore.

Enhanced recreational opportunities and choices for the permanent population and

visitorso F ASR 2y ¢l K2S /AdeQa t20FdA2y i GKS K¢
access to thé.ake, recreational activities integrated into the community, and multiple

options for all community members to be physically active.

Diverse housing and lodging choithat meet the needs of residents, workers, and
visitors of all physical and econonaibilities and that recognize the seasonal, visitor
oriented nature of many businesses in Tahoe City.

A connected multimodal transportation network with increased travel choices within
Tahoe City and surrounding communitiscluding a wetconnected tail system and
improved water and land transit that reduce traffic congestion, lower household
transportation costs, and provide more opportunities for walking and biking by
residents, workers, and visitors.

A vital local economwith waterfront redevelgment / revitalization along the lakefront
and the Truckee River that promotes economic development, improves access,
enhances viewsheds, and maintains the lake as an exceptional place where Tahoe City
can thrive in harmony with the natural environment.

A high quality of lifevith improved public health, education, and job opportunities and
enhanced social webleing of Tahoe City residents.



Meyers Sustainability Vision

Diversenaturalecosystemsnd other resourcem the Meyers area that maintain a
healthy balance between human (built) and natural environments, and connect the
community to surrounding natural areas that make Meyers a unique and special place.

A sense of community and appreciation of history asgbuthern gateway to the

Region and Pony Express way station fireserves Meyers historical, architectural, and
cultural identity; recognizes its environmental and recreation values, and creates
linkages to public spaces for social gathering and intena©n both sides of Highway
50.

Enhanced recreational opportunities that take advantage of surrounding spectacular
mountain vistaswhile protecting it for future generations, foster an outdoors
community ethic that thrives in harmony with the natuealvironment, and provide
easy access to area recreation amenities that offer multiple options for all Meyers
residents to be physically active.

Diverse housing and lodging choithat meet the needs of residents, workers, and
visitors of all physical aheconomic abilities that recognize the seasonal, visitor
oriented nature of many businesses, preserve and enhance the existing supply of
housing, and provide a sustainable and walkable environment in proximity to local
businesses, services, and neighbarti@enters.

A safe, connected multimodal transportation network with increased travel choices that
connect both sides of Meyereeduce traffic speeds through the community, lower
household transportation costs, and encourage walking and biking tbdestinations

by residents, workers, and visitors.

A vital local economthat balances the needs of commercial and residential areas,
builds upon the sense of community by business owners, and promotes south shore
visitor attractions, many opportunities to access nearby outdoor recreation, and the
upper Truckee River.

Ahigh quality of lifewith enhanced public health, education, mountain culture, job
opportunities, and social welleing of Lake Tahoe's communities

Area Planning Sustainability Barriers

The focus of this assessment was on the major physical and regubetioigrs to sustainable
development and redevelopment, and ways to overcome these barriers. The entire assessment is
included as Appendix B.

In general the assessment indicated that development regulations in local zoning codes are perpetuating
the type d auto-oriented segregated land use pattern that caused many of the problems that now exist

in the Lake Tahoe Region. The Regional Plan Update in 2012 set the context for local plans to focus
environmental redevelopment in mixed use pedestrian/transit otezl development centers. This will
require local plans and codes to include enhanced design guidance and regulatory incentives.

The assessment provided more specific analysis and recommendations regarding these three major
barriers to sustainable develagent: segregated land uses, lack of detailed development and design
guidance, and prohibitive permitting processes and regulation.



Segregated Land Uses

The spatial arrangement of uses determines travel distances, infrastructure needs and impacts
on naural resources. Traditional awariented zoning which separated uses and placed the

most intense development on highways and arterials became very common in the United States
after World War Il. This was the predominant approach used for most of theafaweht in the

Lake Tahoe Region as well. As recently as 1990 mixed use was not allowed in the Lake Tahoe
Region and the 1987 Regional Plan did not include the term mixed use in any goals and policies.

Alternatively, mixed use development reduces the amanfriand needed, travel distance,
infrastructure and impacts on natural resources. The 2012 Regional Plan Update recognized that
this change is needed and encourages it. Although a few recently approved projects have shown
the potential benefits of thisgproach (e.g., Heavenly Village), most local plans and codes in the
Lake Tahoe Region still need to be updated to include mixed uses.

Recommendations for mixed use are detailed in Appendix B and include:
Allow or require mixed usdepending on the area
Require first floor active usgeetail, restaurants, offices, etc.) in core areas

Allow prioritization and variation of active usimsdifferent neighborhood centers and
key nodes

Lack of Detailed Development and Design Guidance

For mixed use deslopment to be most successful it must be designed with consideration for
more than the architecture of single standalone buildings. How the buildings relate to each
other, the pedestrian spaces in between them, how the buildings and pedestrian spaates rel

to the streets, the sense of safety and sense of place, sunlight and shade, vegetation and street
furniture are some of the important design considerations. The development should be
perceived as if it was designed as a coherent whole. The 2012 Reigianaipdate calls for

centers with buildings and spaces interconnected by pedestrian, bicycle and transit facilities.

The recommendations for improved development and design guidelines address the following:
Building site
Location of parking
Height
Building orientation
Facades
Screening
Landscaping and defensible space
Pedestrian connections
Prohibitive Permitting Processes and Regulation

To protect the fragile environment in the Lake Tahoe Region, TRPA has adopted and enforced
unigue and stringent development regulations to protect natural resources. At the same time,
developments must also be processed through a local government to etimirgolan and code



requirements are met. The combination of stringent regional standards and the additional local
government permitting processes t makes it much more difficult to attract investment and
redevelopment that will result in environmental imgvement. To more clearly define these
issues and possible solutions, stakeholder meetings were convened in the City of South Lake
Tahoe and Meyers.

The stakeholders indicated that applying stringent environmental regulations on a {iigrcel
parcel basissi problematic and often not the most effective approach to improving the
environment. The specific types of regulations that were identified include coverage,
commercial floor area, and best management practices (BMPs) for stormwater control. The
2012 Reginal Plan Update addresses this by providing bonus units and, through area plans,
allowing areawide approaches. It is recommended that TRPA continue to support and provide
assistance in developing ar@dade approaches.

The 2012 Regional Plan Update addhes the additional process requirement by allowing the
regional and local processes to be combined in many instances. With some exceptions, this
arrangement is permitted when an area plan has been adopted and found in conformance with
the Regional Plan,memorandum of understanding between TRPA and the local government is
in place, and TRPA conducts an annual review of the local jurisdiction permitting activities.

In addition to these three major barriers, pilot planning efforts resulted in recommengeddtes to

land use, development, and design regulations for the Tahoe Valley Area Plan in the City of South Lake
Tahoe, the Meyers Area Plan in El Dorado County, and the Placer County town centers identified in the
Regional Plan. More detailed analysidafriers, including specific amendments and suggested land use
and zoning maps were prepared for the Tahoe Valley and Meyers Area Plans. They are also included in
Appendix B.

Local Government Area Planning Status

The status of local government area plarmefforts is summarized belovwmap of preliminararea
plan boundaries is provided at the end of this section.

Two area plans have been prepared and adopted by local governments and TRPA. These are the Douglas
County(Nevada)south Shore Area Plan atiek City of South LaKeahoe (Californiajourist Core Area

Plan. Even though they are in different states, these two areas are adjacent to each other and

encompass the most intensely developed area in the Lake Tahoe Region. The underlying vision for the
area was created by a cooperative effort between property owners, the City of South Lake Tahoe,

Douglas County, and other parties. Like the Tahoe Valley, Meyers and Placer County efforts described
above, the area plans were preceded by preparation of arvidocument and conceptual design

standards.

There are six area plans that are proceeding due largely to the availability of Strategic Growth Council
grant funds administered through the Lake Tahoe Sustainable Communities Program. These plans will
incorpaate many of the sustainability recommendations discussed above and in the appendixes.

City of South Lake Tahoe (California) Tahoe Valley Area Plan
The BhoeValleyAreaPlan (TVAP) y Of dzZRSa G(KS {2dziK a, ¢ I NBF Ay Of

5

Valley Comrmunity Plan. The City is currently preparing a draft of the TVAP with TRPA review and
consideration anticipated in mid to late 2014.



Meyers (El Dorado County, California) Area Plan

This plan includes the Meyers Town Center and surrounding Recreation and Conservation lands.

A public review draft of the Meyers Area Plaas beert YR A a | @F At o6tS 2y GKS
(https://www.edcgov.us/Meyers). The associated environmental document is being prepared

with TRPA review and consideration expected in early 2014.

Placer County (California) Area Plan, North Tahoe East

This Area Plan will include Kings Beach, Norttel8ta and surrounding areas. A number of
public meetings have been held and an existing conditions report has been prepared. TRPA
review and action is expected to be requested in 2015.

Placer County (California) Area Plan, North Tahoe West

This Area Plawill include Carnelian Bay, Tahoe Vista and surrounding areas. A number of public
meetings have been held and an existing conditions report has been prepared. TRPA review and
action is expected to be requested in 2015.

Placer County (California), Tah&ity Area Plan

This Area Plan will include Tahoe City, Tahoe City Gateway, Lake Forest, Dollar Hill and
surrounding areas. A number of public meetings have been held and an existing conditions
report has been prepared. TRPA review and action is expegted tequested in 2015.

Placer County (California) Area Plan, West Shore

This Area Plan covers the area from the El Dorado County line to the Sunnyside area. A number
of public meetings have been held and an existing conditions report has been pref&ed\
review and action is expected to be requested in 2015.

The remaining area plans that are in the process of being prepared and adopted are:

Douglas County (Nevada) Tahoe Douglas Area Plan

Douglas County is preparing a draft of the Tahoe Dougkse Rlian, which will include the
remainder of Douglas County not in the recently adopted South Shore Area Plan. TRPA review
and consideration of this plan is anticipated in mid to late 2014.

Placer County (California) Martis West Area Plan

This Area Plaoovers slightly over 100 acres of privatelyned Conservation and Recreation
lands near the Northstar ski resort. It is anticipated that the Area Plan will include proposed
amendments to the Regional Land Use MElpis planning process is in the prelianipn stages.

Washoe County (Nevada) Area Plan

This Area Plan is expected to cover the entire portion of Washoe County within the Tahoe Basin.
This planning process is in the preliminary stages.

10


https://www.edcgov.us/Meyers/

North Tahoe East
Plan Area
~/

Martis West
Area Plan

y

West Shorez
Plan Area

(J-J =

- &

\

f

=74
{

\/

3

{=-=] TRPA JURISDICTION K

DOUGLAS COUNTY AREA PLANS =
I SOUTH SHORE AREA PLAN

TAHOE DOUGLAS AREA PLAN

CITY OF SOUTH LAKE TAHOE AREA PLANS
I TAHOE VALLEY AREA PLAN

I TOURIST CORE AREA PLAN

EL DORADO COUNTY AREA PLANS TwinBridges ﬁ

I MEYERS AREA PLAN
PLACER COUNTY AREA PLANS
NORTH TAHOE EAST PLAN AREA
NORTH TAHOE WEST PLAN AREA
N TAHOE CITY PLAN AREA
WEST SHORE PLAN AREA
[ MARTIS WEST AREA PLAN
WASHOE COUNTY AREA PLAN
I WASHOE COUNTY AREA PLAN

Tahoe Douglas

< Area Plan
)
) South/Shore
{ Tourist Core AreaPlan

/) Area Plan
A

Tahoe Valley
Area Plan’|

Meyers
k Area Plan

£ ol ake

N

[ -, NN

WashaeCity

Carson C

Woodfords

TAHOE
REGIONAL
PLANNING
AGENCY

Preliminary Area 6

Plan Boundaries

11



This page intentionally feblank for two-sidedprinting.

12



Appendixes

A.

B.

Tahoe Livable Community Health, Impact, and Livability Assessment
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A :COM AECOM 916.414.5800 tel
2020 L Street, Suite 400 916.414.5850 fax
Sacramento, CA 95811
Www.aecom.com

Memorandum

To: Michael Ward, Eoin Dougherty
From: Jeff Goldman

CC.

Date: Revised October 9, 2012

Subject: Tahoe Livable Community Health, Impact, and Livability Assessment Product Definition

The purpose of this memo is to identify and distill key livability principles contained in a wide variety of

regional and local strategic planning and vision documents, connect these principles to goals and

objectives of Tahoe Livable Community plans as a foundation for regional and local sustainability, and

engage with community members and stakeholder groups to validate these principles. The concept of

il i v adrélevantttoythie piliot communities but also feeds into the greater regional sustainability

framework. This memorandum provides an understanding of the key aspects of i | | @a@dmrhuni t i es o i r
the Tahoe Basin that will inform the selection of relevant data to measure the existing livability baseline

among the three pilot communities.

This document will also serve as a basis for identifying data that can be used to establish a livability

baseline, regionally and locally, based on these principles, major issues, opportunities, and challenges
(barriers) to achi evi nhguldfala be aséfil forisalegtion of relevantinelicabs s i n . It
in the Tahoe Basin along with the Regional Plan Update, Environmental Improvement Program and

recommendations from the Collaborative and stakeholders.

Also, when considering quality of life, it is important to understand that it is influenced by many factors
such as education, employment, housing, pollution and safety, as well as factors such as climate
change, green infrastructure, sustainability, and ecosystem resilience.

The development of livability principles has been informed by plans and public input from both the
community and regional levels. Specifically, the identification of key definitions of livable communities is
based on input gather at community meetings as part of the Tahoe Regional Sustainability Planning
project, stakeholder engagement, community plans, the Tahoe Regional Plan update, and other
strategic planning or visioning documents that address livability. This allows each community to decide
which principles to emphasize and how they might adjust the principles to reflect local context.

The recommended Lake Tahoe Basin (Basin) and community
discussed with reference to the six Federal Livability principles, to ensure they capture the essence of
those principlesandPat hway: A Vi sion. for Tahoeds Future

! May 2007 Regional Vision Summary

15



Livable Communities Memorandum
October 9, 2012

The discussion in this memo is organized in the following manner:
1 Regional and Local Framework for Livability
1 Livability Definition for the Tahoe Basin
1 Livability Principles for the Region and the Three Pilot Communities

1 Next Steps

Regional and Local Framework for Livability

Generally, community Alivabil i tmpdalafhdeoemesteds on hi gh qual
neighborhoods, improved community health? and a vibrant economic base. In the Basin, the
understanding of what comprises a fAlivable communityo

needs of the community. Because livability relates to the human condition and experience, it should
address economic prosperity, including income levels that allow workers the ability to live in the Basin
and business opportunities that allow local businesses to thrive.

However, the various regional plans that guide development and conservation in the Basin bear

testimony to the fact that wultimately #Alivabilityo in
residents and visitors of all age groups and physical abilities is enhanced by easy access to affordable

quality housing, transportation, and recreation.

Goals, visions, and objectives mentioned in the various regional documents, such as the Tahoe
Regional Planning Agency (TRPA) Regional Plan Update, Lake Tahoe Basin Prosperity Plan, city and
county general plans and various community plans were reviewed to understand both regional and local
perspectives and preferences guiding development in the Basin. Throughout these documents and
other materials that were reviewed, the following six recurring principles are present and appear to
highlight a general sense of agreement regarding critical factors that contribute to livable communities
and a sustainable region:

Unique natural environment i Both Tahoe residents and visitors take immense pride in the
stunning natural beauty that the Basin offers and the communities are dedicated to reduce
deterioration of this iconic natural resource, preserve the significant scenic quality of the Basin,
and enhance the ecological environment.

Year-round recreation 7 The Lake, the mountains, and other attractions provide a variety of indoor
and outdoor recreational opportunities throughout the year for residents and the great numbers
of visitors drawn to the region. This also provides a huge opportunity to increase tourism while
attracting industries whose owners and employees value the natural setting of the Tahoe Basin.

Sustainable local economy i Although the Basin offers many economic development
opportunities, in recent years the region has suffered due to market conditions. In addition, the
Basinds economy has been do miHoweveg the itgsedientsfars o n a | bus
successful economic development are all present in the area. Therefore, as the Prosperity Plan
pointed out, some innovative efforts to create greater regional and local sustainability, including
green tourism, green building and infrastructure, sustainable design, scientific research and
applications for environmental resource renewal and management, renewable energy, and

2 Includes environmental health, such as clean air, water, and urban ecosystems, and public health.
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health and wellness can pay dividends to the local economy. An emphasis should also be

placed on diversifying the regionbés economic base
more year-round businesses, developing programs to keep seasonal employees year-round,

and reducing dependence on economic activity associated with second home owners.

Balanced mix of land uses i All the planning jurisdictions in the Basin agreed that sprawling
devel opment has adverse impacts on both a communi:t
Therefore,gr owt h in the region needs to be balanced wit
vibrant social centers, along with the rural lifestyle. An appropriate mix of land uses will also
help in creating more walkable and bikeable communities by promoting residential uses close to
daily destinations.

Diverse range of housing 7 There is a regional need for a diverse range of housing and lodging
choices that cater to year-round residents and workers, and visitors of all age groups, physical
ability and economic levels.

Connected transportation system - A connected multimodal transportation system will allow
efficient and safe transportation choices to residents and visitors that will also reduce traffic
congestion and adverse impacts on the environment.

Although community health was not explicitly mentioned in many of the materials we reviewed,

embedded in the six principles are themes that contribute to community health, including social

interaction and gathering places, pursuit of active lifestyles, access to healthy foods and other goods

and services that support health, enjoyment of nature, recreation, affordable housing, incomes that

support workersdé ability to live in the Basin, and a

In May 2012, community workshops were held for North Tahoe East Plan Area, North Tahoe West Plan
Area, West Shore, Tahoe City, and Meyers. During these workshops, community members discussed
what they liked or disliked about the community, how they would like to see the community grow over
the next 20 years, and what unique values and assets need to be protected. For all the communities the
recreational opportunities and the rural mountain charm that the community offered were among the top
preferences. Some of the challenges that were consistently discussed at each of the community
workshops were affordability, people-friendly connected street networks, deteriorating local economy
and access to the Lake. Although each area created their own vision statement for the respective
community, a majority of the workshop members agreed on the importance of the following factors in
improving community livability:

Transportation alternatives i Provision of efficient multi-modal alternatives to driving single-
occupancy vehicles, such as transit, pedestrian and bike access, seemed to be one of the
highest priorities for the communities. Most of the workshop attendants agreed that improving
infrastructure for walking and biking would provide residents and visitors with a low cost
alternative to reach their destinations, including safe walkable and bikable alternatives. There
was also discussion regarding preferences for creating transit hubs that can also serve as social
gathering places.

Housing affordability i Due to the prevalence of second home ownership and the vacation rental
market, costs of housing has been very high relative to what workers can afford to pay. This has
led to residents and the workforce moving to the outskirts of the Basin and commuting into the
Basin every day, resulting in rising commute costs. Therefore, increased housing affordability
and diverse housing stock that caters to all economic segments of the community will help in
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reducing adverse impacts to the environment that result from increased traffic congestion, and
will help revitalize the local economy by bringing people back into the declining communities.

Recreational access i Overwhelmingly the community members agreed they enjoyed being in an
area with many recreational opportunities. Enhancing access to the Lake and regional
recreational sites and providing affordable recreation choices was of interest to all the
communities.

Environmental and visual quality i Community members agreed that high quality environmental
performance was the key to maintaining the uniqueness of the region. Scenic vistas were also
important to the communities. Some of the ideas for maintaining high visual quality in the basin
included moving the parking areas along the lake across the road to be adjacent to the
commercial areas, and keeping vistas to the Lake uninterrupted by removing overhead power
lines.

Economic revitalization i Balancing the needs for commercial and residential uses to ensure that
employment centers and neighborhood retail are in close proximity to residential areas
encourages small businesses that primarily serve local consumers (residents and workers).
Workshop attendants also wanted to ensure commercial activities support the needs of visitors
to the communities to stimulate local economic growth.

Community identity and a sense of place i The Basin communities take pride in their historic and
cultural diversity. Therefore, maintenance of the rural mountain architectural charm along with
each ¢ onsmnique ideytify was of importance to the community members. The
community members also discussed the need to foster social interaction that would also help in
promoting a sense of place for each community.

Livability Definition for the Tahoe Basin

In addition to the community preferences discussed at the community workshops on the various

community plans and the TRPA Regional Pl an Updat e, a
that aligns with the six federal livability principles proposed in 2009 by the Partnership for Sustainable

Communities (a collaboration among the U.S. Department of Housing and Urban Development, U.S.

Department of Transportation, and the U.S. Environmental Protection Agency) emerged. The

Partnership defimesommmumwiatbiies tggs i mproved access to af
transportation choices, and lowered transportation costs that, in turn, protect the environment,

specifically:

1. Provide more transportation choices to decrease household transportation costs, reduce
dependence on oil, improve air quality and promote public health.

2. Expand location and energy-efficient housing choices for people of all ages, incomes,
races and ethnicities to increase mobility and lower the combined cost of housing and
transportation.

3. Improve economic competitiveness of neighborhoods by giving people reliable access
to employment centers, educational opportunities, services and other basic needs.
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4. Target federal funding toward existing communities through transit-oriented
development and land recycling to revitalize communities, reduce public works costs, and
safeguard rural landscapes.

5. Align federal policies and funding to remove barriers to collaboration, leverage funding
and increase the effectiveness of programs to plan for future growth.

6. Enhance the unique characteristics of all communities by investing in healthy, safe and
walkable neighborhoods, whether rural, urban or suburban.

Except for principle #4 (target federal funding), these livability principles address many of the same

issues that appeared in community meeting notes and various community planning documents within

the Basin. According to the Partnership, the federal principles are guided by the thought process that

ii ncorporating |ivability approaches into transportat:i
public health and safety, lower infrastructure costs, reduce combined household transportation and

housing costs, reduce vehicle miles traveled, and improve air and water quality, among many other

benefits. o

Al so i mportant is Tahoeds regional equi valent to these
2007 Tahoe Basin Regional Vision Summary (Pathways 2007). According to this regional visioning
summary, the overall sustainability planning concepts are:

1. Strengthen gathering places and economic centers.

2. Improve mobility, an enhanced travel experience, and a variety of transportation options.

3. Provide a variety of housing and lodging choices to meet the needs of residents and visitors.
4. Improve recreation opportunities.

5. Restore degraded watersheds, habitats, and other important natural areas.

The Pathway 2007 planning principles, in combination with the federal livability principles and concepts
embedded in local plans, inform both a basin-wide (regional) definition of livability and local variations of
the regional definition based on the unique characteristics and concerns of communities within the
Basin.

Therefore, while a livability definition for the Basin should reflect the unique characteristics of the region
and its priorities, it can also align with state and federal guidance for environmental, community and
economic development, housing, and transportation planning programs that seek to improve quality of
life, environmental performance, and economic vitality. Consistent with the California Strategic Growth
Council grant that is funding the Tahoe Sustainable Communities planning process, livability principles
should also address increasing long-term resilience of natural and built environments in the Basin in the
face of climate change. Based on the community priorities and policy guidance contained in the
Regional Plan Update, we propose the following regional and local livability principles for the Tahoe
Basin.
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Regional Livability

Protect, restore, and enhance the diverse natural ecosystems, and other resources in
the Lake Tahoe Basin and its communities to maintain a healthy balance between human
(built) and natural environments that make the Basin a unique and special place.

Foster a sense of community that maintains the richness of everyday life by
preserving the historical, architectural, and cultural identity of the community that is linked to

the Basinds environmental values, creating publ:

interaction, and improving the distribution of community and social services though
regional-municipal collaboration and cooperation.

Enhance recreational opportunities and choicest hat take advantage of
unique natural beauty while protecting it for future generations, providing easy access to the

Lake and other regional destinations, and offering multiple options for all community

members to be physically active.

Provide diverse housing / lodging choices that meet the needs of residents, workers,
and visitors of all physical and economic abilities and that recognize the seasonal, visitor-
oriented nature of many businesses in the Basin.

Promote a connected multimodal transportation network that increases travel
choices within, to, and from the Basin that reduce traffic congestion, lower household
transportation costs, and encourage walking and biking to local destinations by residents,
workers, and visitors.

Support a vital regional and local economy by balancing the needs of commercial and
residential areas, building on local visitor attractions, maintaining Lake Tahoe as an
exceptional place where communities thrive in harmony with the natural environment,
promoting greater renewable energy use, use of locally grown food sources, and better
integrating Tahoe into a larger regional economy that includes Truckee, Reno, and Carson
City.

Promote a high quality of life by increasing opportunities for improved public health,
education, and job opportunities; enhancing the social wellbeing and economic equity of
Lake Tahoe's communities; and building greater economic and ecological resiliency into the
Tahoe Basin through energy, water, and other natural resources conservation.

Community Livability
South Lake Tahoe

|l

Protect, restore, and enhance the diverse natural ecosystems and other resources in
South Lake Tahoe and i mprove the Lakebds water
between human (built) and natural environments that make the Basin a unique and special

place.

Foster a sense of community that enhances the Highway 50 corridor as the heart of
the community by creating an interconnected series of compact mixed4ise districts that
serve the needs of residents and visitors.
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i Enhance recreational opportunities and choices that attract nature lovers, sport
enthusiasts, and families through numerous recreation and lodging options, ecotourism
destinations, and multiple businesses that highlight the natural and cultural environment of
South Lake Tahoe.

i Provide diverse housing and lodging choices that meet the needs of residents, workers,
and visitors of all physical and economic abilities, that recognize the seasonal, visitor-
oriented nature of many businesses, that preserve and enhance the existing supply of
housing, and that provide a sustainable and walkable environment in proximity to local
businesses, services, and neighborhood centers.

i Promote a connected transportation network and Highway 50 as a multi-modal
corridor with diverse options for convenient travel within the City, to surrounding
communities, and regionally; to encourage walking and biking to local destinations; and to
provide transit centers that also serve as social gathering places.

i Support a vital local economy through transformation of the Highway 50 corridor and
public-private cooperation to achieve a prosperous and healthy region; diverse locallyZ
owned businesses that offer good wages, services, and amenities to the community and

visitors; and an economic base driven by creative, environmentallyZ ound, and fAgreeno
businesses.
1 Promote a high quality of life by increasing opportunities for improved public health, fire-

safe open spaces and built environment, education and job opportunities, and enhanced
social wellbeing of South Lake Tahoe residents and workers.

Tahoe City
Page 7 (Tahoe City) Support a vital local economy:
| Protect, restore, and enhance the Stream Zone, lakeshore, and other natural

environments to maintain a healthy balance between humans and nature, provide scenic
corridors and vistas that make the Basin a unique and special place, and provide
opportunities for residents and visitors to enjoy natural settings.

i Foster a sense of community and place based on Tahoe City status as the oldest
community in the Basin by preserving its diverse architecture and cultural identity,
providing a scenic, unifying character in harmony with nature, open vistas and unique
landscapes, and public gathering spaces for social interaction focused on the lakeshore.

1 Enhance recreational opportunities and choices for the permanent population and
visitorsbased on Tahoe t@ehegdivaterslofahe &rtickee Riveg provide
easy access to the lake, integrate recreational activities into the community, and provide
multiple options for all community members to be physically active.

i Provide diverse housing and lodging choices that meet the needs of residents, workers,
and visitors of all physical and economic abilities and that recognize the seasonal, visitor-
oriented nature of many businesses in Tahoe City.

i Promote a connected multimodal transportation network that increases travel
choices within Tahoe City and surrounding communities, including a well-connected
trail system and improved water and land transit that reduce traffic congestion, lower
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Meyers

household transportation costs, and provide more opportunities for walking and biking by
residents, workers, and visitors.

Support avital local economy by promoting waterfront redevelopment / revitalization
along the lakefront and the Truckee River that promotes economic development, improves
access, and enhances viewsheds, and maintaining the lake as an exceptional place where
Tahoe City can thrive in harmony with the natural environment.

Promote a high quality of life by increasing opportunities for improved public health,
education, and job opportunities and enhancing the social wellbeing of Tahoe City
residents.

Protect, restore, and enhance the diverse natural ecosystems and other resources in
the Meyers area by maintaining a healthy balance between human (built) and natural
environments, and connecting the community to surrounding natural areas that make
Meyers a unique and special place.

Foster a sense of community and appreciation of history as the southern gateway to
the Basin and Pony Express way stationby preserving Meyer 6s
cultural identity, environmental and recreation values, and creating linkages to public
spaces for social gathering and interaction on both sides of Highway 50.

Enhance recreational opportunities that take advantage of surrounding spectacular
mountain vistas while protecting it for future generations, fostering an outdoors community
ethic that thrives in harmony with the natural environment, and providing easy access to
area recreation amenities that offer multiple options for all Meyers residents to be physically
active.

Provide diverse housing and lodging choices that meet the needs of residents, workers,
and visitors of all physical and economic abilities, that recognize the seasonal, visitor-
oriented nature of many businesses, that preserve and enhance the existing supply of
housing, and that provide a sustainable and walkable environment in proximity to local
businesses, services, and neighborhood centers.

Promote a safe, connected multimodal transportation network that increases travel
choices while connecting both sides of Meyers, reducing traffic speeds through the
community, lowering household transportation costs, and encouraging walking and biking to
local destinations by residents, workers, and visitors.

Support a vital local economy by balancing the needs of commercial and residential
areas, building upon the sense of community by business owners, and promoting south
shore visitor attractions, many opportunities to access nearby outdoor recreation, and the
upper Truckee River.

Promote a high quality of life by enhancing public health, education, mountain culture,
and job opportunities and the social well-being of Lake Tahoe's communities.
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Next Steps

Once there is agreement on a definition of livability and its components, the next steps are to: 1)
develop specific objectives under each principle that would help to tie these principles directly to
indicators of progress toward livability, and 2) identify data points based on these objectives to assess
baseline livability conditions regionally and in the pilot communities to monitor progress toward
achieving livability. Below are examples of data that may be collected. This is not an exhaustive list, nor
does it capture all of the specific data points that may be relevant regionally or local. The focus should
be on readily available data in the public realm (from TMPO, county health departments, Census
Bureau, etc.) so as not to create an undue burden on agency staff responsible for using the data to
monitor progress toward achieving sustainability.

The livability baseline assessment will need to specify the procedures and methods by which a policy or
program may be judged as to its effectiveness in achieving livability outcomes (targets) based on
measures or indicators that derive from the livability principles. The assessment will need to establish
the framework for this analysis so that it can be repeated periodically to ensure that indicators are the
right ones to measure progress and whether sustainability actions are affecting the indicators. The
framework should also identify who will monitor use of the indicators, how local indicators and

monitoring can fAroll upd to regional i ndi-spadfior s
indicators.
ENVIRONMENTAL SENSITIVITY/ RESOURCES 1 Housing problems (overcrowding,
1 Water quality (lake / tributaries) condition, overpayment)
I Forest, stream environments, and other 1 Vacancy rates
habitat health 1 Housing stock available for year-round
1 Invasive Plants occupancy
f Endangered species Transportation Choices
1 Vehicle miles traveled
COMMUNITY / SOCIAL ENGAGEMENT 1 Travel mode (vehicle, transit,
f Number of and character of community pedestrian, bicycle)
gathering places 1 Miles of bicycle and pedestrian facilities
1 Number of community events and by type
participation 1 Miles of sidewalks tracked against
f  Number and type of community miles of streets
organizations and institutions 1 Bicycle and pedestrian connectivity
1 Bicycle and pedestrian safety
OUTDOOR RECREATION 1 Number of cycling events and
1 Access open space / recreation lands participation (i.e. bike valet, slow
and facilities (Lake, recreation, public rollers, education opportunities)
places, civic amenities) f Increased frequency of transit service
1 Usage of recreation areas between Tahoe, Sacramento, and the
Bay Area
HOUSING DIVERSITY
f Rental vs ownership Regional / Local Economy
f Full-time vs part-time residents f Jobs by industry sector and type
1 Housing cost / affordability 1 Employment/ unemployment rate

1 Tax base (property, retail sales, other)
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=

Percent of residents who work in the
Basin

Commercial vacancy

Commercial building condition
Median HH / per capita income
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Educational attainment

Availability of adult education / skills
training

Seasonality: year-round vs season
employment



Livable Communities Memorandum
October 9, 2012

Appendix A
Reference Materials Reviewed

1987 TRPA Regional Plan and 2011 Draft Regional Plan Update
2010 Lake Tahoe Basin Prosperity Plan
2004 El Dorado County General Plan
1994 Placer County General Plan
1994 Placer County General Plan
2011 Washoe County Master Plan
2011 City of South Lake Tahoe General Plan
1995 Bijou/Al Tahoe Community Plan
1993 Meyers Community Plan
. 1993 Stateline Community Plan
. 1994 Stateline/ Ski Run Community Plan
. 1994 Tahoe City Community Plan
. 2010 Final Report of Sustainability Measures Lake Tahoe Watershed, Nevada & California
. 2007 Pathway 2007 Evaluation Report
. Community workshop minutes:
a. North Tahoe East
b. North Tahoe West
c. Tahoe City
d. West Shore
e. Meyers Community Identity Workshop
16. Community vision statements:
a. North Tahoe East
b. North Tahoe West
c. Tahoe City
d. West Shore
17. Federal livability principles HUD portal at)
http://portal.hud.gov/hudportal/HUD?src=/program_offices/sustainable housing_communiti
es/Six_Livability Principles
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Introduction

PURPOSE

The Lake Tahoe Basin is a region of local, national, and international importance, known for its unique alpine
environment and unparalleled, year-round recreational opportunities. In addition to its role as a vital habitat
for wildlife, Tahoe’s natural environment helps define the culture of local communities in the Basin and is a
key element of the region’s economic success, attracting visitors from around the world. As such, ensuring
sustainable development practices that protect the natural environment is critical for the continued ecological,

social, and economic health of the Tahoe Basin.

While much has been accomplished over the last three decades to protect Tahoe’s natural environment and
reduce sprawling development through regional regulation, it is acknowledged that further steps are necessary
to ensure continued progress. The purpose of this report is to identify the major physical and regulatory
barriers to sustainable development and redevelopment that still exist in Tahoe and to assess ways to
overcome them.

BACKGROUND

Much of the development that currently exists in the Tahoe Basin, particularly in the region’s commercial
centers, was constructed in the 1960s and 1970s when Tahoe’s population and tourist centers were growing
rapidly. As in most regions of the US during that time, land use and development regulations in Tahoe
typically favored development patterns that separated commercial and residential use types and produced
auto-oriented transportation and site designs. This resulted in sprawling, uncontrolled growth in the region
that threatened to permanently damage the Basin’s natural resources and beauty.

The Tahoe Regional Planning Agency’s (TRPA) 1987 Regional Plan focused on growth control and limiting
development practices that degraded the natural and built environment around the Basin. These growth
control and environmental best practices have become the accepted rule in the region and important factors
in slowing the rate of development in the Basin. However, ecological degradation of Lake Tahoe and its

environs has continued, in large part due to non-point source pollution originating from existing town centers.

According to TRPA, although Lake Tahoe’s clarity has begun to stabilize recently after declining at a rate of
over one foot per year since measurements began in 1969, fine sediment and nutrients carried in stormwater
runoff from areas around the Basin stll pose a significant threat to the Lake environment and need to be
reduced. Current development regulations found in local zoning ordinances—many of which have not
undergone major revisions in decades—perpetuate the type of development that is most problematic
environmentally.

In recognition of ongoing environmental quality challenges in the Tahoe Basin, the TRPA Regional Plan
Update (RPU) currently being reviewed focuses on two primary strategies. The first is a shift toward
“environmental redevelopment” that replaces older, environmentally degrading developments with more
sustainable development or restored landscapes. More specifically, this means providing regulatory incentives
and design guidance for existing, older properties to redevelop or retrofit according to established
environmental best practices. The second strategy is to provide the regulatory structure for the construction
of mixed-use and pedestrian/transit-oriented development (PTOD), which will help reduce the development
footprint in the Basin. Policies in both the land use and transportation elements of the RPU specifically
prioritize mixed-use development and PTOD. These steps outlined in the RPU are important milestones
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toward achicving a more environmentally sustainable future for Tahoe, but challenges remain in
implementing this strategy on a regional basis. This report identifies three primary barriers to sustainable
development and achieving the “environmental redevelopment” envisioned in the RPU.

APPENDICES

Pilot planning efforts as part of the Tahoe Livable Community Planning (TLC) project include updates to the
land use, development, and design regulations in the Tahoe Valley area of South Lake Tahoe, Meyers, and
town center districts in Placer County to implement RPU goals of environmental redevelopment. To aid in
the development of these regulations, more detailed analysis of barriers to sustainability were completed for
the Tahoe Valley area of South Lake Tahoe and Meyers and included in the Tahoe Valley Development and
Design Standards Issues and Options Working Paper, May 2012 and Meyers Community Plan District
Regulations Diagnostic Report, September 2012, respectively. These reports are included as Appendices to
this paper.
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Approaches to Regulating the Built Environment

In the United States, jurisdictions have traditionally taken an interest in regulating the built environment for a
number of reasons, including the maintenance of stable residential areas and the prevention of health and
safety hazards. More recently, other purposes have emerged such as promoting transit-oriented development,
maintaining aesthetic values, encouraging infill development, creating walkable communities, and protecting
environmental resources. The power to regulate physical development is rooted in the police power that the
State grants local governments. The Lake Tahoe Region is unique in this respect because TRPA’s regulatory
powers originate in the Tahoe Regional Planning Compact, a 1969 agreement between the California and
Nevada legislatures to create the Tahoe Regional Planning Agency for the protection of Lake Tahoe. The
Compact, as amended in 1980, defines the purpose of TRPA: “To enhance governmental efficiency and
effectiveness of the Region, it is imperative there be established a Tahoe Regional Planning Agency with the
powers conferred by this compact including the power to establish environmental threshold carrying
capacities and to adopt and enforce a regional plan and implementing ordinances which will achieve and
maintain such capacities while providing opportunities for orderly growth and development consistent with
such capacities.”

Zoning and subdivision controls are the most commoen tool that jurisdictions use to implement their plans,
visions, and goals. A zoning code translates the policies of a comprehensive land use plan into parcel-specific
regulations to implement land use, urban design, open space, and natural resource conservation goals
articulated in comprehensive plans. Zoning regulations have traditionally been used to separate incompatible
land uses, assign the geographic location of activities, minimize nuisance impacts and environmental harm,
and coordinate or time development intensity with supporting public infrastructure. They are also effective in
regulating the three-dimensional aspects of development with height, bulk, setback, and architectural design
standards. It is important to keep in mind, however, that zoning is a tool that can work only on an

incremental basis as individual parcels develop or redevelop.
In sum, zoning regulations deal with two basic concerns:

* How to minimize the adverse effects that buildings or using one’s property can have on its
neighbors; and

* How to encourage optimal development patterns and activities within a community, as expressed in

planning policies.

ROLE AND TYPES OF DEVELOPMENT AND DESIGN STANDARDS

Development and design standards play an important role in regulating the built environment because they
help shape the physical form of development. Specifically, development and design standards address a wide
range of three-dimensional aspects from the height and bulk of structures to site layout, landscaping, and
architectural detailing. Standards help establish a cohesive environment that is compatible with a community

vision.

Development and design standards are typically tightly integrated into a zoning ordinance alongside land use
regulations, although they are also sometimes incorporated into other planning documents such as general
plans, community plans, or area plans. The scope and specificity of the standards depends largely upon the
type of zoning ordinance in which they are found. Three principal types of zoning ordinances are in use in
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the U.S. today: Euclidean, performance-based, and physical form codes. All of these code types regulate the
three-dimensional aspects of structures to some degree through development standards; however, physical

form-based codes tend to set the most specific requirements for design and address physical elements beyond
the private parcel, including the design of streets and public spaces. The pros and cons of these basic types of
zoning are summarized in Table 1. In this table, the term “prescriptive” is intended to describe a mule-making

process and the degree to which clear and objective standards for land use and development provide certainty

to landowners, developers and the public at large.

TABLE 1: COMPARISONS OF TYPES OF ZONING ORDINANCES

Type of Zoning Ordinances Pro’s and Con's

Most American zoning codes follow some variation of  Euclidean codes tend to be largely prescriptive and
the Euclidean model, named after Euclid, Ohio's zoning therefore work best at preventing the most basic problems
code. Euclidean zoning schemes divide jurisdictions or nuisances. They are less effective in dealing with fine-

into districts or zones, wherein certain types and grain neighborhood character issues that often arise in
intensities of uses are allowed. Historically, these places where infill and redevelopment are most common.

E districting schemes have been relatively homogeneous, Within newly developing areas, Euclidean codes need to

4§  with separate zones for residential, commercial and be linked to land division or subdivision regulations. These

T industrial uses, and have worked to segregate latter regulations often play a very important role,

E dissimilar uses. More recently, Euclidean codes also supporting zoning, because they provide the statutory
have been used to create mixed use zoning districts,  basis and standards for decisions on street networks,
although that was not the original intent. Euclidean pedestrian connections, and the location of parks, open
zoning codes typically specify allowed uses, maximum  spaces, and civic facilities.
residential density, and bulk and dimensional
standards.

Performance-based codes include objective, Performance-based codes are somewhat less prescriptive
- quantifiable standards that are applied to uses to than form-based codes, at least in terms of design details,
¥ reduce impacts, promote land use compatibility,and  and allow for more architectural creativity and context-
,3 improve the quality of development. The regulations  based solutions. They may be more complicated to
ﬁ and review procedures in these codes generally focus  administer than conventional zoning or form-based codes,
E on how uses operate. Basic performance standards may but they can provide more certainty as to use and
£ include standards that directly limit impacts (e.g. noise density/intensity and so may be favored by the
_§ standards) as well as standards that control impacts development community and neighborhood organizations
% indirectly by constraining intensity of operations (e.g., over codes that prescribe architectural design or rely on
& floor area, residential density). discretionary procedures involving public hearings and
conditions of approval to ensure land use compatibility.
Form-based codes prescribe the design or type of Form-based codes tend to be highly prescriptive and are
= building, street, or neighborhood subarea, with limited therefore thought of as very predictable. They are a way to
5 ‘or no restrictions on use. They typically include generic express what is desired rather than what is discouraged or
o design prototypes for housing and commercial prohibited. These codes address matters outside those
E buildings and their relation to the street and to each  traditionally thought of as zoning (e.g., street design,
2 other. This approach may differentiate neighborhoods, sidewalks, parks, and civic spaces), and so often portrayed
= districts, and corridors; provide for a mixture of land as more “holistic” than conventional zoning. They provide
E uses and housing types within each; and provide a way to bring planning and design considerations into
-:s specific measures for regulating relationships between zoning. These codes are effective where strong design
& buildings and between buildings and outdoor public  guidance is needed and limitations on use and intensity
areas, including streets. are not critical.
4
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ZONING AND DEVELOPMENT CODES IN THE TAHOE BASIN

The zoning regulations currently found in municipal codes throughout the Tahoe Basin generally follow a
hybrid approach of Euclidean and performance-based zoning. Use designations are typically referenced
directly from the TRPA’s Regional Plan designation system, which separates uses based on type (e.g.
recreation, residential, commercial, ete.). Despite a few exceptions, local municipal codes generally do not
offer extensive guidance on building form or urban design. The TRPA Regional Plan and Code of
Ordinances do establish certain environmental thresholds such as parcel coverage aimed at reducing the
human impact on the natural environment, but local ordinances do not specify how these thresholds should
be attained in most cases.

In an effort to achieve a more integrated land use pattern in the Tahoe Basin, TRPA has proposed a shift in
land use policy for the developed areas of the region in the RPU. The focus has shifted from a Euclidean,
separated-use zoning approach to one that supports and promotes mixed-use development in pedestrian- and
transit-oriented town centers. More emphasis is placed on physical form and a wider range of uses is allowed.
Specifically, the RPU calls for a Transect Zoning System typically associated with physical form-based zoning
ordinances. This system creates zones that place greater emphasis on the form and intensity of the built
environment than on the uses contained within the zones. The overall goal is to encourage development and
redevelopment in existing town centers that is more physically cohesive, less land-intensive, and helps further
attainment of environmental thresholds.

The change in approach for land use planning articulated in the RPU is complemented by a proposed
regulatory structure where Regional Plan goals, policies, and ordinances are implemented using an integrated
system of regional and local government planning. Land Use policies proposed in the RPU allow local
jurisdictions to prepare Area Plans which, if found in conformance with the Regional Plan, may supersede
existing PASs, Community Plans, and other TRPA regulations. Area Plans are intended to provide local
jurisdictions with greater planning and permitting authority so that they can be more responsive to unique,
local circumstances and environments. Once an Area Plan (including zoning and development codes within
the plan) have been found in conformance with the Regional Plan, the local jurisdiction may assume
development review authority by Memoranda of Understanding with TRPA.

By identifying large-scale barriers to RPU’s vision for a Tahoe Basin where development has a smaller impact
on the natural environment, this report provides concepts and ideas for local jurisdictions to consider in
developing Area Plans and building a framework for a more sustainable development code.

w
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Barrier 1: Segregated Land Uses

Land use planning is a critical dimension in any effort to create more sustainable and livable communities.
The spatial arrangement of land uses, parcels, buildings, roads, and other infrastructure greatly impacts the
amount of resources that are needed to build and sustain a community. As previously discussed, traditional
Euclidean zoning, which was the predominant land use model in the US for most of the 20% century,
segregates land uses into different zones with the goal of minimizing use incompatibility. While this approach
is perhaps the simplest to administer, it often leads to resource-intensive urban sprawl and auto-oriented
development. In contrast, communities that adopt a land use approach that allows for the mixing of different
but complementary uses (e.g. housing and retail or office) can reduce the amount of land needed for
development, design neighborhoods oriented toward pedestrian mobility, and thereby reduce fuel
consumption. A mixed-use approach is more sustainable than traditional Euclidean zoning and improves
livability of residents by reducing travel times, offering transportation flexibility, and preserving open spaces.

EXISTING SETTING AND REGULATIONS

Historically, land use planning at the regional and local levels in the Tahoe Basin has employed Euclidean
zoning techniques to separate uses. This trend is apparent in many town center areas throughout Tahoe, such
as Tahoe Valley in South Lake Tahoe, Incline Village in Washoe County, and the Stateline casino district in
Douglas County. Here, the development and design standards regulating the size, orientation, and style of
development is heavily influenced by adopted land use regulations that cluster commercial-only and tourist-
related development in pockets along primary arterials and highways outside the walking shed of most
residential neighborhoods. Characterized by large format retail structures and deep, street-fronting parking
lots, these areas are typically dominated by strip style development. Where bike lanes and sidewalk access for
pedestrians are provided, they are usually inconsistent and uncomfortable, further discouraging non-auto
forms of transportation.

Segregated Land Uses Mixed-Use

The Euclidean land use approach has traditionally led to A mixed-use approach allows residential and commercial
commercial developments that are of the single-use, auto- uses to occupy the same building footprint, thereby reducing
oriented, strip mall format. The amount of land covered by land consumption, fostering pedestrian orientation, and
buildings and surface parking is high despite the relatively low allowing parking to simultaneously serve both residential and
intensity of use. business needs.
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As late as the 1990s, land use regulations adopted as part of local community plans and development codes in
the Tahoe Basin did not allow mixed-use development; the 1986 TRPA Regional Plan did not even include
the term “mixed-use” in its any of its goals or policies. During the previous decade, however, regulations
governing mixed-use districts have slowly been introduced into planning documents and development codes.
For example, TRPA has proposed a land use approach for its RPU based on the form-based transect model
that would introduce opportunities for mixed-use projects in town center and tourist areas. At the local level,
the City of South Lake Tahoe completed a Draft Community Plan for the Tahoe Valley commercial area in
2006 that called for “a new option for urban living within [South Lake Tahoe], where residential and
commercial uses blend into an active living community.” Although the plan has not been adopted, the City’s
2011 General Plan update was adopted with policies specifically designed to promote mixed-use development
and redevelopment. Despite this progress toward a mixed-use regulatory structure in the Tahoe Basin, many
jusisdictions have not updated their general plans or municipal codes to reflect this new approach, and as a
result, there is a patchwork of land use approaches being implemented across the Basin. Additionally, upon
the anticipated adoption of the RPU in 2013, the codes in these jurisdictions will not fully implement RPU
policies in town center areas that are designated as mixed-use.

RECOMMENDATION

Allow or Require Mixed-Use in Town Centers and Require Active Uses in Key Areas or Corridors

The continuation of Euclidean land use patterns in combination with inconsistent land use regulations within
the Tahoe Basin are significant barriers to sustainable development. The mixed-use policies provided in the
RPU represent an important first step in overcoming them, but further progress is needed. Specifically, the
implementing regulations at the local and regional levels should be updated to allow a greater mix of uses and
support pedestrian- and transit-oriented development.

Active uses at the ground floor should be required in core areas. Retail shops, restaurants, offices, galleries,
hotels, or residential units with lobbies can feel inviting to passersby. There may be targeted areas along key
corridors where ground-floor active uses should also be required. Additionally, automobile-oriented
establishments and drive-in and drive-through facilities should be limited.

Notably, “active” use does not mean that all uses must be retail. Jurisdictions can prioritize retail uses and
neighborhood centers at key nodes or along specific corridors to avoid the “over-retailing” of mixed-use
areas. Uses that generate sufficient densities or employees, residents, customers, or other uses may be
appropriate and successful in creating vibrant town centers. For example, housing opportunities provide 24/7
usage, “eyes on the street”, and a market for retail. Uses such as day care centers, banks, and food stores, can
both create jobs while allowing transit users and other visitors to park once and link trips. Flex space that can
be adapted for restaurant or retail use in the future may also be allowed if, based on current market
conditions, it is not initially feasible to locate active-pedestrian-oriented uses on the ground floor.

Recent efforts as part of the Tahoe Livable Community Planning (TLC) project have included proposed
updates to the land use, development, and design regulations in town center areas to allow for a mix of uses.
Pilot plans are currently underway in South Lake Tahoe, Meyers, and town center districts in Placer County to
provide a general framework for implementing a mixed-use approach.

39



Tahoe Regronal Planning Agency

Barrier 2: Lack of Detailed Development and Design
Guidance

Development and design standards, which address the overall layout of a project site, the form of buildings,
and the spatial relationship between structures, are another important element for supporting environmental
sustainability and livability. Standards that address landscaping and site coverage can help communities reach
sustainability goals by reducing stormwater runoff. Additionally, standards that address site planning and the
building/pedestrian interface can support walkability and the convenience of transit.

Creating the livability, ambiance, and charm that make people feel good about certain places goes beyond
architectural beauty. What gives great places that special “feel” are factors such as how buildings align to the
street and to other buildings, their distance from the street curb, the size of entryways, the amount of sun and
shade that buildings displace, the proximity of street trees, and whether the outdoor spaces between buildings
are “left over” or purposefully created.

EXISTING SETTING AND REGULATIONS

The physical form of development is not regulated in an organized or complete fashion in the current
regulatory framework. As noted in the discussion of Barrier 1, zoning in the Tahoe Basin has traditionally
been defined by a list of uses, as opposed to a coherent concept of how these uses should be physically
deployed. This may be appropriate in rural and wilderness areas where development is limited and single-
family residential is the most intense form of development. However, in the more developed town areas,
which represent the largest opportunities for “environmental redevelopment,” use-based regulations alone
may not fully implement the vision of complete communities established in the RPT.

While most municipal codes in the region have over time adopted individual standards to address specific
issues on an ad hoc basis, they primary rely on the land use designations themselves to determine the form of
development. The results in the Basin have been mixed. On the one hand, the community of Tahoe City has
been successful in attracting development to its town center area that is compact, pedestrian-oriented, and
appropriately scaled and designed for the local environment. In contrast, the strip commercial developments
located in South Lake Tahoe’s Tahoe Valley district are charactenized by oversized building footprints,
overabundant parking, deep and inconsistent setbacks, structures oriented away from the street, and an
overarching architectural style that does not reflect Tahoe’s unique context. Combined, these factors make
Tahoe Valley less pedestrian-friendly and contribute significantly to the area’s stormwater runoff levels and
other environmental issues. The conditions found in Tahoe Valley are common in many commercial town
centers in the Tahoe Basin.

Current regulations do address some dimensional requirements such as building heights and land coverage.
Generally, these requirements are too simplistic—a one-size-fits-all approach. They also work in unnatural
ways to separate buildings and create inefficient spaces, especially in core areas of the Region’s communities.
Their focus on negative space precludes the accomplishment of built form objectives, which require a
contextual approach to promote high quality development. Noted in its absence is a district-by-district set of
requirements that reflect the typology of development and the character of various areas in the Region.
Community Plan areas do address character and form-giving elements. However, this is typically done
through design guidelines and policy statements, leaving large areas open for interpretation and negotiation.
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The RPU calls for town center areas to incorporate designs with well-connected pedestrian, bike, and transit
facilities that encourage non-automobile movement into existing and proposed development. The extent to
which individual jurisdictions in the Tahoe Basin have adopted development and design standards in their
county or municipal codes varies. In some Community Plan areas, additional standards and design guidelines
(the latter of which are advisory only) may also be applicable. In general, however, the specificity of existing
standards tends to be low, and in some cases, standards are incompatible with pedestrian-oriented and
sustainable development patterns. For example, Table 2 includes a selected set of key commercial standards
from the South Lake Tahoe municipal code that relate to site design and impact the pedestrian realm. The
third column in the table describes issues within the current standard and identifies sample solutions to
improve its effect on sustainability and livability. While the code in every Tahoe jurisdiction is somewhat
different, many of the issues regarding sustainability and livability present in South Lake Tahoe’s current code
can be found elsewhere as well.

Generic, Auto-Oriented Development Context-Specific, Pedestrian-Friendly Development
Auto-oriented commercial developments are often designed In pedestrian-oriented developments, local conditions typically
without considering regional and local context or non- require a site-specific approach that considers local needs and
motorized access. Dominated by surface parking, this styles. The design of this development supports an active street
development recedes from the street and does not relate to environment and a distinct sense of place.

Tahoe’s architectural heritage.
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TABLE 2: SOUTH LAKE

E TAHOE MUNICIPAL CODE COMMERCIAL SITE DESIGN STANDARDS (SELECTED)

Standard

Requirements

Existing Conditions and Possible Standards to Improve
Sustainability/Livability

Front Setback

20 feet

In order to accommodate parking at the front of the
parcel, most buildings are constructed with setbacks
much deeper than 20 ft. Establishing a maximum
setback in addition to a minimum would encourage
parking to the back or side of the parcel and create a
more pedestrian-friendly sidewalk.

Building Orientation

None

The front facades of many buildings are oriented|
toward the side or back of the parcel instead of toward|
the street. Requiring main entrances along the street|
improves pedestrian access and local character.

Pedestrian Circulation

A pedestrian circulation system shall be
incorporated into the site plan to assure that
pedestrians can move safely and easily both
on the site and between properties and
activities within the neighborhood year
round.

An obvious pedestrian circulation route is rarely
present in most development. Supplementing this
requirement with specific standards for pedestrian
paths (e.g. width, origin and destination, materials,
etc.) would provide property owners with guidance for
meeting the spirit of the standard.

Landscaping
» Turf edge required between curb line and
sidewalk
Highway 50 * Parcel setbacks must contain randomly Landscaping is minimal or non-existent on many
spaced evergreen trees, one tree per 35 | o mercial properties. Large areas of paved surface
feet of highway frontage without proper drainage are common. Requiring more|
setback Plantings required from TRPA recommended [sPecific standards for the location, variety, and
etbacks native and adapted species amount of vegetation and requiring stormwater
retention areas would reduce the impact of]
+ Landscaped perimeter required equal to  |development on the environment and improve the
required yard setback containing one tree |pedestrian environment by establishing a more|
. for every four parking spaces. Perimeters  |inviting community character.
Surface Parking facing a street, recreation area, or lake,
must provide 3-foot screen.
+ landscaped islands encouraged
Off-Street Surface Parking
Even where required yards are present, surface parking
. o . dominates the street frontage on most parcels.
Locationon Parcel | arking not permitted in required yards Requiring a minimum setback between surface
adjacent to a public street parking and the sidewalk (e.g. 40 ft) would help
improve the pedestrian environment.
The number and size of curb cuts is excessive|
) i “Clear zone" requirements influence driveway throughout the area. Establishing more precise|
Driveway Location location but provide significant discretion requirements would reduce the number of curb cuts
and thus conflicts between pedestrians and autos.
Permitted if: Few, if any, developments share parking facilities with
* Uses have different peak periods neighboring developments. Establishing minimum
- o Parking demand will not overlap requirements beyond which new development must|
Shared Facilities « Facility will meet peak demand study and implement the use of shared parking
* Property owners sign reciprocal fﬁcmnes would help reduce overall parcel coverage in
agreements approved by City the area.
10
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RECOMMENDATION

Establish Development and Design Standards to Promote Pedestrian- and Transit-Oriented
Development

The lack of comprehensive development and design standards in jurisdictions throughout the Tahoe Basin is
a barrier to sustainable development and environmental redevelopment. In concert with land use regulations,
development and design standards provide the district- and site-specific guidance needed to develop the
mixed-use and pedestrian-oriented communities envisioned in regional and local planning documents.
Development and design standards should provide guidance on a number of form- and design-related issues
and generally promote a desirable physical form.

Building Site: Standards should provide guidance regarding where buildings are located on a site by
identifying instances where a building may or must be built to the street (e.g. in Town Centers) and where
setbacks are required (e.g. in transition areas). Caution should be taken to ensure standards respond to site
characteristics and do not force poor environmental design.

Parking Location: Standards should address the design and location of parking and accessways, as these
factors directly affect the quality and character of the street and pedestrian environment. Typically, parking
should be located behind or to the side of buildings and accessed from side streets. As with standards
addressing building site, caution should be taken to ensure standards respond to site characteristics and do
not force poor environmental design.

Height: Height standards should support desired development patterns while respecting view corridors and
addressing apparent massing. In certain areas, a minimum height along corridors in core areas may be
appropriate to create a continuous street wall and support pedestrian-oriented development. Additionally,
limitations on the height of any building face may be incorporated to address building design and transition to
lower density districts. For example, appropriate setbacks on upper floors and buffers can help ensure that
higher density development can filter into lower density zones without disrupting neighborhood character.

w‘g mt"‘! zl

Consistency in the street wall—with buildings at the street and coberent first floor heights—creates a harmonions
appearance that is comfortable and interesting for pedestrians.

Building Orientation: Buildings should be oriented to face public streets. Frontages should be generally
parallel to streets, and the primary building entrance should be located on a public street.
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Facades: Standards should provide minimum facade requirements for the overall look of buildings as seen
by the public. Facade control should address four-sided architecture, articulation, fenestration, maximum
building length, building entrances, and the location of parking/garages.

Buildings with articulation, that are stepped on upper floors, and that have a complementary level of design on all sides, such
;

as the building on the left, create a miore pleasant and engaging experience for pedestrians than flat, blank walls, such as the
building on the right.

Screening: To ensure a more pleasant pedestrian experience, service facilities such as trash enclosures and
mechanical equipment should be located out of the pedestrian path and screened with enclosures and devices
consistent with the building architecture in form, materal, and detail. The design should be sure to maintain
accessibility for maintenance and trash collection.

Landscaping and Defensible Space: Standards should address the type, amount, and location of
landscaping and how it would complement the natural and built environment. Much of the Tahoe Basin is
considered an extreme fire hazard environment, necessitating the use of “defensible space™ techniques to
reduce the wildfire threat to homes. Standards should address the integration of defensible space concepts
into landscape design.

Pedestrian Connections: On-site access and circulation standards can be set to require a system of
pedestrian walkways that connect all buildings on a site to each other, to on-site parking areas, and to open
space or pedestrian amenities. Regular connections should be provided to the public sidewalk as well as to
adjoining commercial and residential areas. Additionally, requirements for mid-block connections and other
direct pedestrian routes can improve access while also breaking up large parcels. These types of pedestrian
connections can increase the walking options for pedestrians, transform auto-oriented areas, and even
provide greater connectivity throughout larger areas.

As noted under Barrier 1, pilot plan efforts under the TLC program have begun the process of updating the
standards in certain communities around the Basin to conform with a mixed-use, sustainable development
approach, These standards address the aspects of the built environment described above as well as lighting
and light pollution, massing and articulation, architectural style, and bike access.
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Barrier 3: Prohibitive Permitting Process and Regulations

Regulation and oversight play an important role in protecting and enhancing environmental resources. In the
Tahoe Basin, TRPA plays an important role in adopting and enforcing environmental quality standards for
the protection of the region’s unique ecological environment. In this role, the Agency shares regulatory power
over land use and development with municipal and local governments. While this system of layered oversight
ensures that both regional and local priosities are considered, such a hierarchy can be difficult to navigate
according to property owners and residents interviewed during stakeholder meetings. Additionally, the
complexity of some environmental regulations and the cost of implementing them can make development
and redevelopment prohibitive. As a consequence, the redevelopment of properties that do not meet current
best practices for sustainability and livability may be postponed, thereby perpetuating the environmental
issues that have contributed to reduced lake visibility and other problems.

ISSUES

In the winter and spring of 2012, five meetings were held with 22 stakeholders in South Lake Tahoe and
Meyers to discuss the opportunities and challenges of development in the Tahoe Basin. Stakeholders ranged
from small business owners and homeowners to real estate professionals and topics such as land use
regulations, development and design standards, and regulatory structures were discussed. In discussions of
the Basin’s regulatory organization and TRPA’s environmental regulations, two salient themes emerged.

First, it was generally agreed that the overlapping responsibilities of TRPA and local jurisdictions is inefficient
and confusing for residents and agency officials alike. Currently, TRPA and local jurisdictions share
permitting authority, requiring project applicants to obtain permits from both agencies before commencing
construction. In addition, numerous stakeholders reported receiving conflicting information from one agency
to the next regarding application requirements and inconsistent enforcement of code standards.

The Regional Plan addresses this issue by providing a regulatory structure where Regional Plan goals, policies,
and ordinances are implemented using an integrated system of regional and local government planning. Local
jurisdictions may prepare Area Plans which, if found in conformance with the Regional Plan, may supersede
existing TRPA regulations. Once an Area Plan and the zoning and development codes within the plan have
been found in conformance with the Regional Plan, the local jutisdiction may assume development review
authority of a certain class of project by Memoranda of Understanding (MOU) with TRPA. The MOU will
specify what activities described in the plan are exempt from TRPA review and descrbes procedutes to
ensute effective implementation. Each Area Plan should include administrative provisions detailing
development review procedures and identifying the applicable review authority.

Second, stakeholders reported that regulations addressing area-wide performance applied on a property-by-
property basis make redevelopment and reinvestment in properties prohibitively expensive, and as a result,
projects are sometimes scaled back or shelved. These regulations include coverage limitations, commercial
floor area allocations, and best management practices (BMPs). For example, one stakeholder interviewed in
South Lake Tahoe who built a new structure for his business reported that approximately 25 percent of the
total cost was spent on the purchase of new commercial floor area (CFA) allocations and a consultant to
assist in calculating the CFA necessary for the structure. While he was able proceed with his project, he
considered this added cost to be overly burdensome.
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The design and installation of infrastructure to implement environmental BMPs (e.g. bioswales, infiltration
trenches and basins, channel trains, sediment traps, etc.) can also be financially challenging for property
owners. In 2001, TRPA set deadlines for the implementation of BMPs throughout the Basin, but the final
deadline expired in 2008 with a large number of properties stll out of compliance. According to TRPA, as of
December 2009, 12,397 properties had implemented BMPs with another 31,000 (71 percent) remaining.
BMPs are a requirement of approval for new construction, but property owners who have no redevelopment
plans for existing properties have little incentive to implement them. Feedback from stakeholders suggests
that BMP requirements may actually be a disincentive for property owners to propose redevelopment due to
the added cost.

BMPs implemented on a parcel-by-parcel basis are much less effective than when BMP’s are implemented
through a coordinated regional or sub-regional approach. BMPs are most effective when applied on at least a
neighborhood scale since properties where they are not implemented will greatly undermine any water
pollution reduction gained from properties where they are implemented.

Programs such as these are better addressed on an area-wide programmatic basis rather than through
development standards that apply on a parcel-by-parcel basis. Zoning is a tool that can work only on an
incremental basis as individual parcels develop or redevelop, not on a larger-scale programmatic basis. For
example, communities such as Tahoe City and Kings Beach have successfully implemented community-wide
streetscape improvements along their main streets, which would have taken years, and possibly decades, if
improvements occurred only as a result of redevelopment. Ultimately every property owner must do her part
to contribute to a sustainable environment, but greater coordination at the sub-regional scale could lead to
more efficient and effective results.

REGIONAL PLAN UPDATE

The RPU and Code of Ordinances have identified new incentives to encourage environmental redevelopment
in the region’s urban centers. For example, proposed changes to the Transfer of Development Rights
program would grant development bonuses to property owners who tear down existing homes in
environmentally sensitive areas and transfer development rights to a town center area. Similarly, property
owners who reduce excess coverage in town centers, regional centers, or high density tourist districts would
be eligible under newly proposed regulations to earn multi-residential bonus units, tourist accommodation
bonus units, and/or CFA. The RPU continues to require implementation of BMPs for all property owners,
but it also includes additional incentives. A number of changes relate to modifications in land use coverage
regulations that allow for greater flexibility in BMP implementation as long as BMPs are certified for the

property.

The intent of these proposed changes in the RPU and Code of Ordinances is to help reduce the costs of
environmental regulations on individual property owners by allowing some intensification of development in
established urban centers and by allowing flexibility in meeting environmental standards. In addition, the
preparation and adoption of Area Plans will allow local jurisdictions to propose comprehensive programs and
funding mechanisms for land coverage, development rights, and water quality treatments that address these
development issues on an area-wide basis rather than parcel-by-parcel. Like Area Plans, the comprehensive
programs must meet certain thresholds for attaining regional goals, but will allow local communities to decide
on and coordinate sub-regional approaches tailored to their specific needs.
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RECOMMENDATION

Continue Support and Provide Assistance for the Development of Area-Wide Programs

The RPU and accompanying Code of Ordinances provide a framework and allowances for the development
of programs to address sustainable redevelopment issues on an area-wide basis that can make development in
the Tahoe Basin more efficient and affordable. Through the adoption of conforming Area Plans, local
jurisdictions can play a key role in this task and seize the opportunity offered in the RPU to utlize
environmental redevelopment incentives.

The TRPA has taken an active role in supporting the development of conforming Area Plans. The TRPA
should continue to provide assistance for the drafting of Area Plans and area-wide incentive programs. Given
TRPA’s expertise in environmental stewardship, its staff is in a unique position to ensure that local planning
efforts are consistent with RPU environmental standards and goals.
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Introduction

PURPOSE

The Tahoe Valley area of South Lake Tahoe is an important commercial center for the local community and
the region. As a center of planned growth, Tahoe Valley has a been the focus of a number of local and
regional planning efforts, not least of which is the draft Tahoe Valley Community Plan, which sets forth a
detailed vision for the physical development of the area. The purpose of this Issues and Options Working
Paper 1s to distll the basic choices and present the “big ideas” for consideration when prepanng development
and design standards that translate the community’s vision for this area into the built environment.

This Issues and Options Working Paper is the culmination of the first stage of the effort to craft
development and design standards for the Tahoe Valley area, which consisted of a background review of
current regulatory context, interviews with stakeholders, and a site tour of the Tahoe Valley area. This paper
will serve as the starting point for drafting a set of development and design standards to present to the City
and residents for review.

BACKGROUND

Currently, local jurisdictions and the Tahoe Regional Planning Agency (TRPA) have regulatory authority over
physical development in the Tahoe Basin. The TRPA Code of Ordinances, local Municipal Codes, Planning
Area Statements (PASs) and Community Plans establish zoning parameters. PASs regulate use and density
but do not describe a coherent concept for how development should be physically deployed. Community
Plans, on the other hand, are tadored to ndividual commercial, tounst, and public services areas (although
they can also include residential uses), contain more form-related regulations, and are developed by local
jurisdictions.

Through the Regional Plan Update, the TRPA is pursuing a regulatory structure where Regional Plan goals,
policies, and ordinances are implemented using an integrated system of regional and local government
planning. Land Use policies proposed in the Regional Plan Update allow local junsdictions to prepare Area
Plans which, if found in conformance with the Regional Plan, may supersede existing PASs, Community
Plans, and other TRPA regulations. Area Plans are intended to provide local jurisdictions with greater
planning and permitting authority so that they can be more responsive to unique, local circumstances and
environments. Once an Area Plan (including zoning and development codes within the plan) have been
found in conformance with the Regional Plan, the local jurisdiction may assume development review
authority by Memoranda of Understanding with TRPA.

Approximately eight years ago, the City of South Lake Tahoe began the process of developing a Community
Plan for PAS 110, better known as Tahoe Valley. This effort culminated in the Draft Tahoe Valley
Community Team Plan in 2006. The plan, which was not adopted, contained a vision for and detailed policies
to create a vibrant, pedestrian-friendly, and well-connected business and community center that fosters high
quality design and acts as a welcoming gateway to South Lake Tahoe. In 2007, the City hired a consultant,
Mintier & Associates, to complete the Tahoe Valley Community Plan. The resulting draft plan fully integrates
the vision and policies of the Community Team Plan while also ensuring consistency with the City’s General
Plan and the TRPA Regional Plan. The current effort to draft Development and Design Standards is intended
to provide the physical development standards to implement the TVCP’s vision, goals, and policies,
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implement the goals and policies of the recently adopted General Plan and the Regional Plan Update, and
enable the TVCP to be found as a conforming Area Plan by TRPA Governing Board.
ISSUES ADDRESSED

The City of South Lake Tahoe’s existing regulatory framework may be interfering with the City’s ability to
achieve its vision and implement policies for the Tahoe Valley area and get the type and quality of
development it wants. Based on background research and staff and stakeholder interviews, the following
themes provide a framework for this Issues and Options Working Paper Running through all of the themes
is the idea of ensuring consistency between the community, municipal, and regional planning efforts.

* Reflecting the area’s role as a regional and community center as well as an important gateway to
South Lake Tahoe;

*  Raising the level of design to enhance the area’s character and to promote efficient development;

*  Connecting people and places by supporting transit- and pedestrian-oriented development; and

*  Making regulatory tools that are easy to understand and use.

SUMMARY OF RECOMMENDATIONS

The recommendations proposed for consideration in this paper are grouped into three topical areas
summarized below. These recommendations do not all carry the same weight—some are more important and
will have more far-reaching effects than others. These distinctions are discussed in the body of the paper.

Recommendation 1: Establish Tahoe Valley as a Gateway and Community Activity Center

1-A Adopt District Designations to Enhance Character and Implement Plan Visions
1-B Provide Public Plazas to Accommodate Community Gatherings
1-C Require Direct Pedestrian Connections

Recommendation 2: Design for Pedestrian- and Transit-Orientation

2-A Establish Site Design Standards to Encourage a Pedestnian-Friendly Environment
2B Establish Building Form Standards to Encourage a Strong Sense of Place
2-C Design Parking to Support Pedestrian- and Transit-Orientation

Recommendation 3: Make Development Standards Easy to Understand and Use

3-A Develop a New Format and Organization

3-B Simplify, Refine, or Eliminate Unnecessary Regulations
3-C Use Graphics to Reduce Wordiness

3-D Tabulate and Cross-Reference Standards
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Approaches to Regulating the Built Environment

In the United States, junisdictions have traditionally taken an interest in regulating the built environment for a
number of reasons, including the maintenance of stable residential areas and the prevention of health and
safety hazards. More recently, other purposes have emerged such as promoting transit-oriented development,
maintaining aesthetic values, encouraging infill development, and creating walkable communities. The power
to regulate physical development is rooted in the police power that the State grants local governments. The
Lake Tahoe Region is unique in this respect because TRPA’s regulatory powers originate in the Tahoe
Regional Planming Compact, a 1969 agreement between the Califormia and Nevada legislatures to create the
Tahoe Regional Planning Agency for the protection of Lake Tahoe. The Compact, as amended in 1980,
defines the purpose of TRPA: “To enhance governmental efficiency and effectiveness of the Region, it is
imperative there be established a Tahoe Regional Planning Agency with the powers conferred by this
compact mncluding the power to establish environmental threshold carrying capacities and to adopt and
enforce a regional plan and implementing ordinances which will achieve and maintain such capacities while
providing opportunities for orderly growth and development consistent with such capacities ”

In order to assert their police powers, jurisdictions adopt zoning codes, which are intended to implement
jurisdictional plans, visions, and goals. A zoning code, as contained in the City of South Lake Tahoe
Municipal Code, translates the policies of a comprehensive land use plan into parcel-specific regulations. As
such, zoning should be used to implement broad environmental goals such as land use, urban design, and
open space plans, rather than to serve in itself as the pumary planning tool to resolve more specific issues
such as local traffic circulation, sensitive habitat protection, or the creation of tradinonal neighborhoods.

Zoning is a way to make explicit an agency’s policies for development and urban design, to ensure fairness (so
all lots in a given zone may be developed to similar intensities and are subject to similar restrictions and public
contributions), and to avoid abuses of discretion. Zoning regulations have traditionally been used to separate
incompatible land uses, assign the geographic location of activities, mumumize nwsance impacts and
environmental harm, and coordinate or ume development intensity with supportng public mfrastructure.
They are also effective in regulating the three-dimensional aspects of development with height, bulk, setback,
and architectural design standards.

In recent decades, zoning has been called on to address an increasingly diverse variety of public policy goals
related to environmental protecton, economic development, neighborhood revitalization, aesthetics, public
safety, and transportation mode choice. Jurisdictions have also used zoning to address market issues (eg,
controls on “big box™ or large-format retail stores and franchise food operations). Zoning is less effective in
realizing these types of public policy goals than 1t 1s 1 addressing physical form and uses of land. Another
limitation of zoning is that it can work only on an incremental basis, as individual parcels develop or
redevelop.

In sum, zoning regulations deal with two basic concerns:

* How to minimize the adverse effects that buildings or using one’s property can have on its
neighbors; and

* How to encourage optimal development patterns and activities within a community, as expressed in
planmng policies.
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ROLE AND TYPES OF DEVELOPMENT AND DESIGN STANDARDS

Development and design standards play an important role in regulating the built environment because they
help shape the physical form of development. Specifically, development and design standards address a wide
range of three-dimensional aspects from the height and bulk of structures to site layout, landscaping, and
architectural detaihng. Standards help establish a cohesive environment that 1s compatible with a commumity
vision.

Development and design standards are typically tightly integrated into a City’s zoning ordinance alongside
land use regulations, although they are also sometimes incorporated into other planning documents such as
general plans or community plans. The scope and specificity of the standards depends largely upon the type
of zoning ordinance in which they are found. Three principal types of zoning ordinances are in use in the U.S.
today: Euclidean, performance-based, and physical form codes All of these code types regulate the three-
dimensional aspects of structures to some degree through development standards; however, physical form-
based codes tend to set the most specific requurements for design and address physical elements beyond the
private parcel, including the design of streets and public spaces. The pros and cons of these basic types of
zoning are summarized in the table on the next page In this table, the term “prescriptive” is intended to
describe a rule-making process and the degree to which clear and objective standards for land use and
development provide certainty to landowners, developers and the public at large.
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COMPARISONS OF TYPES OF ZONING ORDINANCES

Type of Zoning Ordinances Pro’s and Con's

Most American zoning codes follow some variation of  Euclidean codes tend to be largely prescriptive and

the Euclidean model, named after Euclid, Ohio's zoning therefore work best at preventing the most basic problems
code. Euclidean zoning schemes divide jurisdictions or nuisances. They are less effective in dealing with fine-

into districts or zones, wherein certain types and grain neighborhood character issues that often arise in
intensities of uses are allowed. Historically, these places where infill and redevelopment are most common.

F,, districting schemes have been relatively homogeneous, Within newly developing areas, Euclidean codes need to

ﬁ with separate zones for residential, commercial and be linked to land division or subdivision regulations. These

<  industrial uses, and have worked to segregate latter regulations often play a very important role,

2 dissimilar uses. More recently, Euclidean codes also supporting zoning, because they provide the statutory
have been used to create mixed use zoning districts, basis and standards for decisions on street networks,
although that was not the original intent. Euclidean pedestrian connections, and the location of parks, open
zoning codes typically specify allowed uses, maximum  spaces, and civic facilities.
residential density, and bulk and dimensional
standards.

Performance-based codes include objective, Performance-based codes are somewhat less prescriptive
- quantifiable standards that are applied to uses to than form-based codes, at least in terms of design details,
@ reduce impacts, promote land use compatibility, and  and allow for more architectural creativity and context-
& improve the quality of development. The regulations  based solutions. They may be more complicated to
e and review procedures in these codes generally focus  administer than conventional zoning or form-based codes,
S on how uses operate. Basic performance standards may but they can provide more certainty as to use and
g include standards that directly limit impacts (e.g., noise density/intensity and so may be favored by the
._'o: standards) as well as standards that control impacts development community and neighborhood organizations
% indirectly by constraining intensity of operations (e.g,  over codes that prescribe architectural design or rely on
& floor area, residential density). discretionary procedures involving public hearings and
conditions of approval to ensure land use compatibility.
Form-based codes prescribe the design or type of Form-based codes tend to be highly prescriptive and are
2 building, street, or neighborhood subarea, with limited therefore thought of as very predictable. They are a way to
@ orno restrictions on use. They typically include generic express what is desired rather than what is discouraged or
@ design prototypes for housing and commercial prohibited. These codes address matters outside those
E buildings and their relation to the streetand toeach traditionally thought of as zoning (e.g., street design,
=
S other. This approach may differentiate neighborhoods, sidewalks, parks, and civic spaces), and so often portrayed
= districts, and corridors; provide for a mixture of land as more “holistic” than conventional zoning. They provide
E uses and housing types within each; and provide away to bring planning and design considerations into
E\ specific measures for regulating relationships between zoning. These codes are effective where strong design
o buildings and between buildings and outdoor public  guidance is needed and limitations on use and intensity

areas, including streets. are not critical.

WHAT TYPE OF DEVELOPMENT STANDARDS DOES SOUTH LAKE TAHOE HAVE?

The zoning regulations currently found in Chapters 5 and 32 of the City of South Lake Tahoe’s Municipal
Code follow a hybnd approach of Euchidean and performance-based zoning. Use designations are referenced
directly from the TRPA’s Regional Plan designation system, which largely separates uses based on type
(recreation, residential, commercial, etc.). With some exceptions, the Municipal Code offers little guidance on
budding form or urban design.

Through its General Plan Update, the City has indicated its intention to shift from a traditional zoning
approach to one based to a greater extent on physical form. Specifically, the General Plan calls for 2 Transect
Zoning System, which is typically associated with physical form-based zoning ordinances. This system is
intended to replace Euclidean, separated-use zoning by creating zones that place greater emphasis on the
form and intensity of the built environment than on the uses contained within the zones. The overall goal is
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to encourage an environment that is more physically cohesive and identifiable. Despite their emphasis on
form, South Lake Tahoe’s eight transect zones also have land use requirements ranging from conservation
uses (least intense) to tounst center uses (most ntense).

The change in approach articulated in the General Plan Update must now be implemented through the City’s
zoning regulations. Incorporating form-based coding techniques and standards into South Lake Tahoe’s
regulatory framework will help implement important city and regional goals such as pedestrian- and transit-
oriented development and more mixed-use development by adding standards and review crteria that address
the details most important in establishing these development patterns. As one of the City’s first major zoning
revisions subsequent to the General Plan Update, the crafting of design and development standards for
Tahoe Valley provides a good opportunity to begin shaping the City’s zoning regulations in a new direction.

PRINCIPLES FOR DEVELOPMENT STANDARDS

Selecting the right development and design standards for the Tahoe Valley is essential to ensure new
development is both high quality and compatible with the surrounding neighborhood character and that the
standards are reasonable, understandable and predictable for applicants, City officials and staff, and the
community at large. Carefully considered standards are especially important in infill areas, such as Tahoe
Valley, where the fit between new development and existing uses is a consideration, along with what the new
uses are and what the new buldings look like.

Development design standards must also be crafted to implement the vision embodied in the goals and
policies of the City’s General Plan, the TVCP, and the Regional Plan. There is also a need to ensure standards
are appropriate for the diversity of character within the area and specific standards are essential to implement
policies for identified areas such as the core area at the “Y” and the neighborhood area near the hospital.
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Recommendation 1: Establish Tahoe Valley as a Gateway
and Community Activity Center

Regional and local planning efforts have already identified the importance of Tahoe Valley as a gateway to the
region and a center of commumty activity. Its location at the intersection of two major roadways and 1its
existing commercial uses offer Tahoe Valley unique oppormunities to enhance this role and to become a
vibrant mized-use district. Development and design standards will help accomplish this goal by giving shape
to the physical environment.

Developing a characteristic “look and feel” in the built environment can play an important role in fostering a
sense of place and enhancing a commumity’s identity. At the distrct level, standards should help establish a
visual identity that enhances Tahoe Valley’s role as a gateway and unique district within the City, but at the
same time ensure a seamless transition to other districts. The standards should also recognize existing
distinctions in bwilt form at the sub-district level that contribute to the muxed-use nature of the area and
provide visual interest and variety. The City may consider codifying these sub-district distinctions in the
development and design standards in order to preserve and enhance their presence in the community. In
order to improve Tahoe Valley’s role as a community activity center, additional standards may be introduced
to foster the creation of new public gathenng spaces and the improvement of pedestrian circulation.

EXISTING SETTING

Tahoe Valley is a 335-acre area that is substantially influenced by two large arterial streets that carry significant
regional traffic through i1ts core—Highway 50 and State Route 89 (SR-89). It was developed prmarily mn the
1950’s as a commercial corridor for highway travelers, and as such, is largely characterized along its arterials
by strip commercial development, large format retail, and parking lots. The buildings here tend to be
unarticulated, spread far apart, and set back large distances from the street to provide for parking at the front
of the parcel. As is typical of auto-oriented development patterns, pedestrian and bicycle amenities in Tahoe
Valley are few, with inconsistent sidewalk access, an excessive number of curb cuts and long blocks.
Additionally, access between adjacent parcels 1s often difficult or non-existent, which further contributes to
the area’s auto-oriented nature. Public gathering spaces in the area, such as the post office or grocery store,
are informal and not suitable for special events. Overall, Tahoe Valley’s main commercial development along
Highway 50 and SR-89 lacks a strong sense of umque 1dentity or connectedness.

Commercial uses dominate throughout the area, but within the Tahoe Valley area, there are distinct
differences i size and intensity. At the “Y” intersecion of Highway 50 and S5R-89, large parcels
accommodate two large strip commercial developments and two large-format retail buildings, which contain
national retailers and a Raley’s supermarket as tenants. Further along the arterials as one travels away from the
“Y,” small-scale commercial developments domnate, which are home to a larger number of local businesses.

At least two other areas with distinet physical attributes exist in Tahoe Valley. The first is the neighborhood
surrounding 3 and 4% Streets directly southeast of Highway 30, which includes a number of single-family,
multi-family, and mobile home uses. Barton Memorial Hospital and a number of small medical offices are
also located here. Overall thus area 1s characterized by relatively narrow, quuet streets, varied building setbacks,
wandering sidewalks, and a well-distributed canopy of pine trees. The second distinet area is just north of the
“Y” intersection and runs along James Ave. and Eloise Ave Here there is a variety of uses including single-
and multi-family residential, commercial, public service (including a solid waste transfer and recycling facility),

=1
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and light industrial. As a result of the wide range of use types, some land use incompatibilities exist in this
area. The urban form is characterized by relatively narrow streets, varying building setbacks, inconsistent
sidewalk access, and the presence of several large fenced lots that are used for outdoor storage by commercial
and industrial businesses.

NO PUBLIC GATHERING AREAS “

> -

L e AT <
Pedestrian access between parcels is limited or obstructed. Parking is
prioritized over comfortable public spaces.

LAND USE CLASSIFICATIONS

Current zoning, the Regional Plan, and the General Plan broadly classify the Tahoe Valley Area. The Tahoe
Valley area is currently within the Commercial/Public Service Land Use Classification. In the Regional Plan
Update, this area is proposed to be classified as Mixed-Use with the majority of the area within the Town
Center District.

The General Plan classifies the Tahoe Valley as within the Town Center Land Use Category. The Town
Center designation provides for a mixture of uses including tourist accommodation, commercial, intensive
recreation, high-density residential and mixed use residential. Neighborhood feature designations in the
General Plan for the Tahoe Valley Area include Economic and/or Tourist Center, Mixed-Use Development,
and Neighborhood Gathering Place.

The TVCP identifies 2 number of subareas within the Tahoe Valley with unique characteristics. Specifically,
the TVCP establishes four districts and three sub-districts/overlays within Tahoe Valley, described below

(See Figure 1):

Districts

1. Gateway District — Includes the properties around the “Y” intersection and virtually all parcels
fronting Highway 50, SR-89, and Lake Tahoe Boulevard east of the “Y.” This district is intended as a
fine-grained mixed-use area that is organized in a compact development pattern and provides an
aesthetically-pleasing environment for pedestrians, cyclists, and motorists. It will also feature well-
landscaped public spaces and cultural and entertainment facilities.
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Aunto Sales and Service District — Includes the properties at the western edge of the planning area
fronting the north side of Lake Tahoe Boulevard. This district is intended as the primary area for
auto sales and service in South Lake Tahoe.

Healtheare District — Includes the properties on the eastern side of the planning area surrounding
3« and 4% Streets and directly southeast of Highway 50. This district is intended as a mixed-use
residential area that is anchored by Barton Hospital and medical offices.

Industrial District — Includes the properties just north of the “Y” intersection running along James
Ave. and Eloise Ave. The TVCP calls for this district to support the industrial needs of South Lake
Tahoe and for existing housing to be phased out over time.

Sub-districts/Overlay Zones

1.

Gateway Core Sub-district — Includes the properties directly surrounding the “Y.” This sub-district
is intended as the “heart” of Tahoe Valley and should be a place for intensive retail activity serving
residents and tourists as well as an area of public gathering.

Commercial Activity Center Overlay Zone — This sub-district is intended as a “floating zone” that
would facilitate the development of a “catalytic project” by creating a new mixed-use retail
commercial center to house local, regional, and national businesses of all sizes.

Hospital Campus Sub-district — Includes the area within the immediate vicinity of Barton Hospital.
This sub-district should remain the core area for healthcare providers and related services.
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Chapters 5 and 32 of the South Lake Tahoe Municipal Code establish local land use and development
standards that apply citywide and those that apply to property within the Commercial/Public Service Land
Use Classification. These standards give guidance on large scale urban design issues by establishing minimum
lot sizes and dimensions. Additionally, the Code requres incorporation of a pedestran circulation system into
site plans, but does not provide gnidance on specific design requirements. The Code does not establish
standards for public open space other than in areas that are already subject to Community Plans (e.g.,
Bijou/Al Tahoe and Stateline). Although Chapter 32 contains specific standards for PAS areas that vary
somewhat from citywide standards, it does not establish unique sub-district standards to account for potential
variation of the built environment within PASs.

PLAN CONTEXT

The primary planning efforts related to Tahoe Valley—the Regional Plan Update, the South Lake Tahoe
General Plan, and the TVCP—all set forth a consistent vision for the area. Namely, they describe Tahoe
Valley as a walkable, mixed-use commercial area that serves as a welcoming gateway to the region and to
South Lake Tahoe.

Regional Plan Update

One of the overarching goals of the TRPA Regional Plan Update (RPU) is to improve the quality of
development in the Tahoe Basin. In particular, TRPA seeks to encourage the rehabilitation of existing
buildings and the construction of new development in existing “Town Center” areas, which fall under the
“muxed-use” or “tounst” land use categones, and to direct development away from more environmentally
sensitive areas. In the RPU’s Concepmal Land Use Diagram!, the Tahoe Valley planning area is classified as
mixed-use with & “Town Center District” overlay. A number of policies in the RPU Draft Land Use Element?
specifically address the goal of improving the quality of Town Center Districts such as Tahoe Valley:

LU-1.2: Redeveloping existing town centers is a high priority.

LU-2.15: Rehabilitation, reconstruction, and upgrading of the existing inventory of structures, or other
forms of coverage in the Tahoe region, are high priorities of the regional plan.

LU-3.4: Development 1s preferred in and directed towards town centers, regional centers and the hugh
density tourist district, as identified on the regional land use map. Town centers, regional centers and the
high density tourist district shall have the following characteristics:

— A concentration of non-residential and mixed-use development at a higher intensity than exists
in other areas of the region.

- Existing or planned transit service.

- Highway access.

- Infill and redevelopment opportunities.

1 Dated March 1, 2012
2 Dated January 18, 2012
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- Capaaiy for recerving transfers of development nights and relocations of existing development.
—  Exsting or planned housing in the vicinity.

- Existing or planned street designs with continuous sidewalks, paths and other infrastructure that
promotes walking, bicycling and transit use so as to encourage mobility without use of private
vehicles.

General Plan

The South Lake Tahoe General Plan envisions Tahoe Valley as a “mixed-use sub-regional center” that serves
the needs of residents and visitors and as the “main gateway for people entening South Lake Tahoe.” The
City’s Land Use Diagram designates Tahoe Valley as a “Neighborhood Gathering Place” while the
Bike/Pedestrian Circulation Diagram details plans for new bike and pedestrian trails throughout the area. The
General Plan establishes several policies aimed a accomplishing this vision, including:

LU 2.7: Tahoe Valley Community Plan Area — The City shall transform the Tahoe Valley Community
Plan area into an attractive gateway commercial district that serves both residents and visitors.

LU 2.11: Tahoe Valley Node Purpose — The City shall ensure that the Tahoe Valley Gateway District
will be a primary area in the city for resident serving commercial uses, workforce housing (e.g., housing
affordable to local workers in all industries), and affordable housing. The City should work with property
owners to transform the Node into a contemporary, pedestrian oriented, mixed use, commercial service
district served by a transit center and alternate transportation opportunities.

LU 8.11: Gateways — The City shall enhance the economic vitality and physical image of the city’s
southern and eastern gateways. This includes infrastructure improvements, pedestrian and bicycle
faciities improvements, scenic view corndor protection, and highway design improvements along
Highway 0.

LU 8.13: Pedestrian Connectivity — The City shall require new developments to provide connections to
surrounding pedestrian networks.

ROS 2.5: Functional Open Space in Redeveloped Areas — The City shall incorporate new functional open
spaces in redeveloped areas to serve as both public amenities and to provide oppormmties for urban
water quality improvements.

Draft Tahoe Valley Community Plan

The vision established in the Draft TVCP for Tahoe Valley is closely aligned with the City General Plan and
the RPU, including the establishment of Tahoe Valley as an interconnected, economic and community center,
but supplements them with additional planning guidance.

The TVCP includes several policies designed to accomplish its vision of establishing land use districts within
Tahoe Valley. While the policies drafted for the Community Team Plan and the Mintier Plan are consistent in
theiwr mtent and wision, the policy numbering below 1s based on the Mintier Plan for consistency purposes.
The relevant policies include:
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