








RECOMMENDATION TO TRPA REGARDING STR ZONING CODE FOR 
NEIGHBORHOOD COMPATIBILITY

DISCUSSION: The following recommendation is submitted in the context of current TRPA and Washoe County 
code to more definitively address current adverse environmental and community impacts of STR Business/ 
Commercial uses currently being passively allowed within Incline Village Residential Zones.  This 
recommendation should (perhaps with some minor modification) be compatible with approaches currently in 
process in other areas around the lake.

Although current code doesn’t currently specifically address STR’s and therefore they should be excluded from 
Residential zones, there is ambiguity in that much expanded uses have been allowed to increase dramatically 
without significant modification in regulatory approach to address usage/occupancy changes and adverse 
environmental impacts with the newer “home sharing”/more commercial/hotel-like rental models:
- Although Washoe County Zoning Code does not specifically address STR’s and they therefore are excluded 
uses, WC tax code classifies these uses (which have been allowed to exist unreviewed, unapproved and 
unregulated apparently in many, perhaps all, zones) as business uses and eligible for transient occupancy tax 
for which some have registered. 
- TRPA code allows Vacation Rentals within Residential use categories (with some potential restriction currently 
being defined) even though the existing Vacation Rental definition is broad and non-specific and was clearly 
established before the current explosion in home sharing rental models.  Indeed though the use was apparently 
initially created in 2004 in response to demand at South Lake Tahoe, that community has recently decided to 
significantly limit this use category
-  WC apparently has no collaborative agreement with TRPA specifying Neighborhood Compatibility 
Requirements and Enforcement as was intended to be enacted by local jurisdictions within 6 months of the 
adoption of Vacation Rental clause in TRPA code – if lacking within 6 mos of code adoption (2004), the intent 
was to declare STR’s a Transient Tourist Lodging use not allowed in Residential Zones (TRPA Governing Brd)

In addition, though there still remain some “old-time” Vacation Rentals, many current STR’s are organized and 
managed primarily as business entities - advertised through on-line sites, often owned by investors or other 
remote individuals and operated primarily as businesses with very heavy rental usage and associated increased 
neighborhood/environmental impact, little oversite or regulation to ensure health and safety or community 
protection and quite often disrupting residential neighborhood environments and environmental protections.

RECOMMENDATION: To ensure Neighborhood Compatibility, in addition to the development of detailed 
requirements, rules and regulations supported by governing body implementation and enforcement, 
Recommend that two Residential Zone use models with Application/Special Use Permit requirements be 
articulated in TRPA code, noting that the distinction is similar to the distinction made in current TRPA Code 
(and Washoe County Code) for Timeshares: 

- Residential Model: Primarily Residential Use with limited rental usage and evidence of personal owner occupancy for the 
majority of the year, active owner engagement in the rental process/advertising, rental event and maintenance of the rental 
property.  The limited rental usage component proposed (< 30 days/yr is modeled after similar restrictions seen in other 
communities (including around Tahoe).  Review for this category could be accomplished with an application certifying 
compliance and including an Environmental Impact/ Neighborhood Compatibility check list and a targeted inspection. 
Requests requiring modification in requirements would be handled via Special Use Permit.  For example, the 50% 
homeowner occupancy requirement might be modified or waived if the homeowner is managing only one home as an STR, 
actually occupies the unit as a residence during some portion (preferably >25%) of the year, and is actively engaged in 
overseeing the rental process, rentals and rental unit maintenance.

               
- Business Model: All other STR applications Residential zones are classified as Business Model in one of two sub-
categories:
B1: Those STR’s that meet current “Home Occupation” (or current WC “Home Business:”) criteria including homeowner 
presence during rental, limited rental usage, direct oversight of rental advertising, rental process, actual rental and residence 
maintenance can be allowed in Residential zones with Special Use Permit.  
B2: Though potentially technically classifiable as “vacation rentals”, all other STR’s in which the situation, management 
and/or actual usage history more closely parallels transient hotel-like accommodations are classified as Commercial uses 
and not allowed in Residential Zones. [Note: In Commercial or Tourist Zones where this Commercial use would be allowed, 
these Special Use Permit applications would be reviewed as Transient/Tourist Lodging, Public Accommodation.] 

Please see attachment below for more detail. 
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Submitted by Carole Black, Resident of Incline Village
Date 8/13/2019
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RECOMMENDED EDITS TO TRPA WORKING GROUP NEIGHBORHOOD COMPATIBILITY DRAFT GRID
COMMENT RATIONALE

LOCATIONAL
Land Use Element Land Use (10 points)
1. Locate STRs within or near Town Centers, commercial areas, 
and/or near regional amenities, such as ski resorts (Air Quality & 
Noise)

Recommend changing wording to: Locate STR’s within Town 
Centers, and/or zoned commercial or tourist/recreational areas (Air 
Quality & Noise)

Recommended language is more specific and aligns with 
zoning demarkations

Added item  >>>>>>>>>>>>>>>>>>>>>>>>>>>>>> Recommend:   Add Compliance with TRPA Zoning Code 
requirements and all applicable TRPA and property/ community 
rules, regulations, restrictions and covenants

Ensures compliance with TRPA and local requirements.  
Note that TRPA Zoning Code changes are also 
recommended as well as codification of these 
recommendations into rules and regulations

Residential Compatibility (10 points) Recommend: Residential Compatibility (15 points) 
2. Only allow STR use in residential areas if home is occupied by a 
primary resident the majority of the year (make STRs an accessory 
use) (Noise)

Recommend changing wording to: Only allow STR use in residential 
areas if home is occupied by a primary resident the majority of the 
year and the rental process and rental occupancy/property 
maintenance is actively managed by the on site resident or his local 
agent (make STR’s an accessory use)                                                  
Option: Via Special Use Permit the 50% homeowner occupancy 
requirement may be modified or waived if the homeowner is 
managing only one home as an STR, actually occupies the unit as a 
residence during some portion (preferably >25%) of the year, and is 
actively engaged in overseeing the rental process, rentals and rental 
unit.                                       (Noise, Soils)

Adds requirement for homeowner resident’s active 
involvement in and ownership of the entire rental process.  
The requirements are designed to maintain the residential 
character of the neighborhoods, the integrity of the local 
environment, and the availability of units for more 
affordable purchase/long-term rental.  By definition 
timeshare, residential design units (because of the brief 
individual ownership periods); corporate/LLC owned 
properties or home owner owned properties which are 
either not or very minimally home owner occupied or 
managed or properties which more closely resemble hotels
(i.e., very large STR’s) are therefore excluded from 
eligibility in Residential Zones.                                       
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3. Limit the size of STRs (consider requiring a special use permit for 
large STRs, prohibit the use of large new homes with 4-5 bedrooms as
STRs through a deed restriction, and/or require a business license for 
large STRs) (Air Quality, Noise & Soils)

Recommend: Require a Special Use Permit and/or formal STR Use 
Application for all STR’s proposed within Residential Zones. Special 
Use Permit required for exceptions and for those which meet Home 
Business/Home Occupation requirements, with occupancy 
requirement for resident, rental process/rental activity/maintenance 
actively managed by the resident and limited rental activity (< 30 
days/yr).  All other STR’s requiring a Business License are not 
allowed in Residential Zones including those which are not owned 
and occupied by a primary resident and/or not actively managed by 
the resident; rented more than 30 days/year; large STR’s (4-5 or 
more bedrooms); one of >1 rental unit by the same owner and/or 
investor owned. (Air Quality and Noise, Soils, Housing)    

Limits impact of STR;s on residents, neighborhood and 
environment.  Special Use Permit or formal STR Use 
Application would consider factors including:  homeowner 
use/occupancy of home; local management of advertising, 
rental process, rental event, and unit maintenance; and 
limited rental usage intensity. For example, rentals secured
for investors, corporate entites, LLC’s via internet listing 
services in Residential Zones are considered commercial 
business listings and are not allowed.  Internet service 
listings by individual owners and/or by local vacation 
management companies/realtors may or may not be 
allowed as exceptions which would require a Special Use 
Permit                                                          Business 
License required for all uses which are functioning 
primarily as businesses.  Only those meeting current 
Home Business or Home Occupation criteria would be 
allowed in Residential zones with a Special Use Permit.

4. Limit the total number of STRs in each jurisdiction (ratio of occupied 
housing to STRs, first come/first serve, or by lottery) (Air Quality & 
Noise)
5. Analyze STR saturation to determine heavily impacted 
neighborhoods (Air Quality & Noise)

Recommend: Analyze STR saturation to determine heavily impacted 
neighborhoods and manage adverse impacts (Air Quality, Noise, 
Soil)

Requirements may require adjustment to avoid undue 
adverse neighborhood/environmental impacts

6. Limit the number of STRs in each neighborhood (Air Quality & 
Noise)
7. Establish a waiting period after home construction or sale for STR 
permit eligibility (except in Town Centers) (Air Quality & Noise)

8. Establish a ratio of full-time to short-term rentals (Noise) Recommend: Establish and enforce a minimum ratio of full-time to 
short-term rentals (Noise, Housing, Soils) 

This is imperative in order to maintain access to more 
affordable housing options which has been a listed TRPA 
priority since inception and is essential for on site public 
safety and first responder services

9. Require STRs be spaced out, such as limiting no more than one 
STR per 500 feet, to address clustering (Air Quality & Noise)

10. Limit the number of STRs per parcel (Air Quality & Noise)
11. Require a two-day minimum stay for STRs to lessen impact of 
move-ins and move-outs (Air Quality)
12. Cap the number of nights per year a unit may be rented as an 
STR, such as 30 days per year (Air Quality & Noise)
13. Cap the number of times an STR may be rented, such as four 
times per month (Air Quality & Noise)
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Added item  >>>>>>>>>>>>>>>>>>>>>>>>>>>>>> Recommend:  County may not register/license STR’s in TRPA 
jurisdiction until TRPA Application or Special Use Permit is granted; 
Existing STR’s have 90 days to complete TRPA application/permit 
process after which they may not operate/penalties are invoked   
(Noise, Vegetation, Soils, Wildlife, Air Quality, Recreation, Housing)   

Ensures that TRPA environmental requirements are 
followed and encompasses updating for existing non-
credentialed entities

Added item  >>>>>>>>>>>>>>>>>>>>>>>>>>>>>> Recommend:   Add: Notification of adjacent owners of license/permit 
application/renewal request with input opportunity which is 
considered by approving agency

Ensures that neighbor observations and/or concerns are 
considered

Transportation (10 points) Recommend: Transportation (5 points) While important, this is secondary to the Residential 
Compatibility impact imperative and Health and Public 
Safety implications – subtracted points are re-allocated 
below in the Health and Public Safety category

14. Only allow STRs within ¼ mile of public transit and bike/pedestrian 
trails and amenities (Air Quality and Noise)

Recommend: In City Center, commercial and tourist zones wihere 
STR’s are allowed and preferred locations, limit STR parking and 
promote use/ expand access to public transit and bike/pedestrian 
trails (Air Quality and Noise)

The proposed ¼ mile limit doesn’t reflect any apparent 
established criteria.  Revised wording aligns with preferred 
zoning areas and highest volume transportation need

15. Use TOT collected from STRs to fund transportation projects that 
reduce vehicle miles traveled (VMT) (Air Quality & Noise)

Other
16. Create a working group to develop policies and programs for 
managing STRs and implement the policies and programs they 
develop
30 points (max)

OPERATIONAL
Noise (2.5 points)
1. Establish quiet hours (10:00 p.m. to 8:00 a.m.) (Noise) Recommend: Add: and prohibit any excessive noise which 

adversely impacts neighborhood environment
Revised wording also addresses unacceptable and 
intrusive daytime noise levels

Occupancy (2.5 points)
2. Establish occupancy limits (limit the number of visitors by 
bedrooms, such as 2 per bedroom, unless under 5 years of age, and 
available parking) (Noise & Vegetation)

Recommend: Modify as follows: … with parking limited to available 
and approved on site parking)

Revised wording clarifies parking requirement

Parking (2.5 points)
3. Require adequate on-site parking (Soils) Recommend:  Add … and restrict parking which interferes with 

safety vehicle access and/or snow removal activities
Ensures access for safety related vehicles and spaces for 
snow removal activities and snow storage

4. Require snow removal (Soils)
Refuse (2.5 points)
5. Require proper garbage containment, such as bear boxes and trash 
service (Wildlife)
Defensible Space (2.5 points)
6. Require a defensible space inspection (Vegetation)
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Water Quality (2.5 points)
7. Require water quality Best Management Practices be 
installed/recertified to be eligible for an STR permit (Water Quality & 
Soils)
8. Require STRs mitigate all excess coverage (Water Quality)
Public Health and Safety (5 points) Recommend: Public Health and Safety (10 points) Provides added emphasis to Health and Safety 

implications and requirements
9. Require public health and safety inspections for new permits and 
permit renewals (require appropriate handrails, adequate electrical for 
hot tubs, CO2 and smoke detectors, etc.)

10. Limit the total number of STR permits based on Emergency 
Medical Services, Fire, and Law Enforcement resources & availability 
(Noise & Vegetation)

Recommend: Require that TRPA and County ensure and certify 
that:                                                                                      - Available 
STR licenses/permits are limited based on county and Tahoe area on 
site availability of sufficient local EMS, Fire, and Law  Enforcement 
resources for public safety, emergency response, incident resolution 
and patrol.  Includes staffing availability at Tahoe based on 
occupants + visitors per industry standard staffing for busy resort 
communities.                               - Adequate staffing (code enforcers, 
police, fire, etc) are available to provide inspections and ensure 
compliance as necessary utilizing fees to fund STR code 
enforcement                (Noise, Vegetation, Soils, Wildlife, Air Quality, 
Recreation, Housing)

Availability of on site public safety personnel is essential 
and currently not always reliably available.  Lack of 
affordable on site housing has been cited as a critical 
issue.  STR’s directly adversely impact availability of rental 
properties and more affordable properties for purchase.  
STR’s also add occupancy to the area and increased risks 
of public safety  and environmental issues (e.g., fires).        
Ensuring public safety is a governing agency responsibility 
– thus ensuring on site staffing for these functions must be 
a fundamental requirement to considering any 
interventions which may adversely impact public safety 
such as the increased occupancy burden of STR’s

Added item  >>>>>>>>>>>>>>>>>>>>>>>>>>>>>> Recommend: Add requirement that all STR’s in addition comply with 
Transient/Tourist Lodging, Public Accommodation Health, Public 
Safety and Environmental and Anti-Discrimination, etc. requirements 
in applicable federal, state and county code 

Whether the circumstance is classifed as an allowed 
Residential use, a Special Use Permit required use, or a 
Business/Commercial use, STR’s do include elements of 
Transient/Tourist Lodging and Public Accommodation 
situations and thus carry associated risks.  It is therefore 
important that these be addressed by applying all 
applicable related regulatory requirements.

Education (10 points) Recommend: Decrease to 5 points with consolidation of duplicate 
items noted in enforcement section below

Eliminates duplication and maintains overall section totals 
as proposed

11. Provide education about being a good neighbor, fire safety, Lake 
Tahoe stewardship, Geotourism, parking, and public transportation 
options (Noise, Vegetation, Soils, Wildlife & Recreation)

12. Require interior/exterior signage with permit information and 
regulations (Noise, Vegetation, Soils, Wildlife, Air Quality & 
Recreation)

Recommend:  Add emergency responder contact info to signage Adds important required emergency information

13. Require permit numbers be on all STR advertisements
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14. Require STR permit holders/renters to read rules and sign 
disclaimer (Noise, Vegetation, Soils, Wildlife, Air Quality & Recreation)

Other (10 points)
15. Require an STR permit and annual renewal Recommend: Add … and Special Use Permit or Business license if 

applicable and Health and Safety inspections.
See discussions above and below.

16. Provide a web-based permitting service and annual renewal 
service
17. Require permit fees, inspection fees, & annual renewal fees Recommend: Add … and fines and sanctions for non-compliance To complete the enforcement stipulations.  Also addressed 

below.
18. Require Transit Occupancy Tax (TOT) registration
19. Require STR permit holders have insurance that is specifically for 
STRs (Vegetation)

Recommend: Add Bond requirement This requirement is important to ensure maintenance of 
rented property

20. Develop STR permit applications that require applicants to 
disclose if HOA/CC&Rs prohibit STRs

Recommend: Add … and any applicable regulations related to rental 
of HOA units.  Also: add that rental documents require disclosure of 
and agreement to abide by HOA rules and regulations as well as any 
local area covenants, restrictions, rules & regs and owner/renter sign-
off acknowledging receipt and understanding/agreement

This requirement ensures compliance with other 
applicable property requirements, covenants and 
restrictions

21. Require a full-time certified local contact (or professional 
management) that is available anytime an STR is occupied (Noise, 
Vegetation, Soils, Wildlife, Air Quality & Recreation)

Recommend: Add … that is available on site within 30 min 24/7 
anytime an STR is occupied. …                                                      Also 
add: Require in person check-in process

Adds requirement for actual contact availability to address 
issues

22. Require on-site professional management (Noise, Vegetation, 
Soils, Wildlife, Air Quality & Recreation)
23. Grant hardship deferrals for full-time hosted/shared STRs 
(consider fee discounts, permit exemptions, etc.)

Recommend: Clarify – what is a “shared STR”?  If it means partial 
home rental, specify that owner occupancy is required whenever part 
of home is rented as STR.

Clarification needed and addition of typical requirement if 
partial rentals is what is being described

24. Create a working group to develop poliaies and programs for 
managing STRs and implement the policies and programs they 
develop
40 points (max) Recommend:  45 points (max) but decreases to 40 points if section 

flagged above is relocated below where elements are duplicated 

ENFORCEMENT
Implementation (10 points)
1. Require a full-time certified local contact (or professional 
management) that is available anytime an STR is occupied (Noise, 
Soils, Vegetation & Wildlife)

Recommend: Add … and available on site within 30 min 24/7 Note: 
this requirement is duplicated above - ? delete here or above

See rationale above

2. Provide a 24 hour/7 day a week enforcement hotline (Noise, Soils, 
Vegetation & Wildlife)
3. Utilize a rental activity monitoring service, such as Host 
Compliance, to identify STRs that do not have permits/certificates 
(Noise, Soils, Vegetation & Wildlife)
4. Prohibit (repeat offenders) from applying for additional STR permits 
(Noise, Soils, Vegetation & Wildlife)
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5. Provide a web-based format for reporting STR violations (Noise, 
Soils, Vegetation & Wildlife)
6. Only allow permanent residents to operate STRs (Noise, Soils, 
Vegetation & Wildlife)
7. Grant hardship deferrals for full-time hosted/shared STRs (consider 
fee discounts, permit exemptions, etc.) (Noise, Soils, Vegetation & 
Wildlife)

Recommend: Edits as per section above                                     Note: 
this requirement is duplicated above - ? delete here or above

See rationale above

Funding (10 points)
8. Use permit fees, TOT, and money generated from fines to fund STR
code enforcement (Noise, Soils, Vegetation & Wildlife)

9. Increase fees for larger homes to fund additional enforcement costs 
(Noise, Soils, Vegetation & Wildlife)
10. Make sure adequate cost recovery is built into STR program to 
fund code enforcement staff
Education (5 points) Recommend: this section is a duplicate of a prior section = suggest 

delete in one section – maybe exclude above?
Suggest excluding above (rationale for any content edits is 
listed above and/or below)

11. Require interior/exterior signage with local contact name/phone 
number (Noise, Soils, Vegetation & Wildlife)

Recommend: add … and emergency services contact information. Emergency contact info readily availability is a safety 
priority

12. Require permit numbers be on all STR advertisements
13. Provide education about being a good neighbor, fire safety, Lake 
Tahoe stewardship, Geotourism, parking, and public transportation 
options (Noise, Vegetation, Soils, Wildlife & Recreation)

14. Track and report complaints (type of compliant, location, response 
time, resolution, number of complaints, etc.) (Noise, Soils, Vegetation 
& Wildlife)
Penalties (5 points)
15. Revoke STR permits for repeat violators or for STRs that do not 
meet public health and safety
standards (Noise, Soils, Vegetation & Wildlife)
16. Increase violation fines for the STR permit holder/property owner 
and/or visitors (Noise, Soils, Vegetation & Wildlife)
17. Lien properties if STR violation fines have not been paid (Noise, 
Soils, Vegetation & Wildlife)
Other
18. Create a working group to develop policies and programs for 
managing STRs and implemnt the policies and programs they develop

30 Points (max)

Suggested edits submitted to TRPA by Carole Black, Incline Village Resident 8/13/2019
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