
TAHOE REGIONAL PLANNING AGENCY (TRPA)   
TAHOE METROPOLITAN PLANNING AGENCY (TMPO) 

AND TRPA COMMITTEE MEETINGS 

NOTICE IS HEREBY GIVEN that on Wednesday, January 6, 2021 commencing at 9:30 a.m., via 
Zoom, the Local Government & Housing Committee of the Tahoe Regional Planning Agency will 
conduct its regular meeting. Pursuant to the State of California’s Executive Order No. N-29-20 and the 
State of Nevada’s Declaration of Emergency Directive 006, the TRPA meeting will not be physically open 
to the public and all Committee Members will be participating remotely via Zoom. TRPA sincerely 
appreciates the patience and understanding of everyone concerned as we make accommodations to 
conduct business using best practices to protect public health. The agenda is attached hereto and made 
part of this notice.  

 December 18, 2020 

Joanne S. Marchetta,  
Executive Director   

This agenda has been posted at the TRPA office and at the following locations: Post Office, 
Stateline, NV, North Tahoe Event Center in Kings Beach, CA, IVGID Office, Incline Village, NV, 
North Tahoe Chamber of Commerce, Tahoe City, CA, and South Shore Chamber of Commerce, 
Stateline, NV 



 TAHOE REGIONAL PLANNING AGENCY 
LOCAL GOVERNMENT & HOUSING COMMITTEE 

Via Zoom January 6, 2021 
9:30 a.m. 

All items on this agenda are action items unless otherwise noted. Items on the agenda, unless 
designated for a specific time, may not necessarily be considered in the order in which they 
appear and may, for good cause, be continued until a later date.   

Members of the public may email written public comments to the Clerk to the Board, 
mambler@trpa.org. All public comments should be as brief and concise as possible so that all who wish 
to participate may do so; testimony should not be repeated. The Chair of the Board shall have the 
discretion to set appropriate time allotments for individual speakers (3 minutes for individuals and 
group representatives as well as for the total time allotted to oral public comment for a specific agenda 
item). No extra time for participants will be permitted by the ceding of time to others. Written 
comments of any length are always welcome. In the interest of efficient meeting management, the 
Chairperson reserves the right to limit the duration of each public comment period to a total of 1 hour. 
All written comments will be included as part of the public record. 

TRPA will make reasonable efforts to assist and accommodate physically handicapped persons that 
wish to attend the meeting. Please contact Marja Ambler at (775) 589-5287 if you would like to 
attend the meeting and are in need of assistance. 

mailto:mambler@trpa.org


AGENDA 

I. CALL TO ORDER AND DETERMINATION OF QUORUM

II. APPROVAL OF AGENDA

III. PLANNING MATTERS

A. Presentation by Opticos Design on Diversifying   Informational Only       Page 1 
Housing Choices

B. Priority Housing Actions for Further Development   Discussion and           Page 3 
by the Tahoe Living: Housing and Community    Possible Direction 
Revitalization Working Group  to Staff   

IV. COMMITTEE MEMBER REPORTS

V. PUBLIC INTEREST COMMENTS

VI. ADJOURNMENT





AGENDA ITEM NO. III.A 

STAFF REPORT 

Date: December 18, 2020  

To: Local Government and Housing Committee  

From: TRPA Staff 

Subject: Informational Item: Diversifying Housing Choices Workshop 

Summary and Staff Recommendation: 
This is an informational item only. The Local Government and Housing Committee will host a 
presentation by Opticos Design on considerations for providing a diversity of housing types.  

Background:  
The Tahoe Regional Plan aims to provide walkable, bikeable, transit-oriented communities with 
sustainable housing that supports our local workforce. In its initial research, however, the Tahoe Living 
Working Group identified that existing code and processes still make this the most difficult type of 
development to create. 

Opticos Design will present their findings on how to provide “missing middle” housing - a range of multi-
unit or clustered housing types that are compatible with neighborhoods and town centers, and that help 
meet the demand for affordable homes and walkable living. They will discuss how alternative zoning 
considerations specific to Tahoe may increase housing options and encourage more desirable building 
design, better supporting mixed-use, walkable communities, local businesses, and public transportation 
options.  

The workshop is open to the public and local jurisdiction staff, decision-makers, and stakeholders are 
encouraged to attend.  

1



AGENDA ITEM NO. III.A 

Registration for the workshop is available at: 
https://us02web.zoom.us/webinar/register/WN_XXv5x2ZVQL6Wlr_xfZIlnA 

Contact Information: 
For questions regarding this agenda item, please contact Karen Fink, at (775) 589-5258 or 
kfink@trpa.org. 
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AGENDA ITEM NO. III.B 

STAFF REPORT 

Date: December 18, 2020  

To: Local Government and Housing Committee 

From: TRPA Staff 

Subject: Discussion and Direction on Priority Housing Actions for Further Development by the Tahoe 
Living: Housing and Community Revitalization Working Group 

Summary and Staff Recommendation: 
Staff requests direction from the Local Government and Housing Committee on a draft set of priority 
TRPA housing actions based on the work of the Tahoe Living Working Group. 

Background:  
In November 2019, the Local Government and Housing Committee approved a Housing Work Plan, 
which culminated in the development of the Tahoe Living: Housing and Community Revitalization 
Strategic Initiative, described in the Fiscal Year 2021 Operations Work Plan. This strategic initiative 
included the formation of a Working Group to identify, evaluate, and prioritize policy recommendations 
to help the region meet Regional Plan housing goals, building from existing work by the Tahoe 
Prosperity Center, the Mountain Housing Council, TRPA, and local jurisdictions.  

The Tahoe Living Working Group met in August and November of 2020 to establish the overall 
workforce housing need that the group will work toward addressing, and to establish a process for 
prioritizing and further developing housing actions to meet that need. At the November meeting, after 
reviewing TRPA’s evaluation of the effectiveness of different potential housing actions, the Working 
Group supported a set of prioritized actions and a timeline for moving these actions through policy and 
code development. These are presented in the “Discussion” section, below. 

Discussion:  
In preparation for the November Tahoe Living Working Group meeting, TRPA staff conducted meetings 
with representatives of each of the five local jurisdictions with residential development in the Basin. The 
purpose of the meetings was to better understand how TRPA actions could complement local actions to 
meet local and regional housing needs and accelerate environmental threshold attainment. In addition, 
TRPA met with experienced developers of two different workforce housing types in the Basin – a local 
developer who specializes in developments of over 50 units for deed-restricted affordable housing, and 
a developer who builds market-rate, small multi-family developments with between 2-10 units that are 
geared toward moderate-income local residents. Through these meetings, several themes emerged.  

• Regional Plan Goals that are intended to incentivize workforce housing and mixed-use
development are not yet fully supported by existing code and processes. It is still easier to build
tourist/second homes than it is to build workforce housing. While Regional Plan Goals and
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AGENDA ITEM NO. III.B 

Policies emphasize workforce housing that supports walkable, bikeable communities, existing 
code and processes make this the most difficult type of development to create. 

• ADUs. Accessory Dwelling Units/Secondary Residences are considered a priority strategy by
California jurisdictions in meeting Regional Housing Needs Assessment (RHNA) goals and are
considered an emerging strategy in the Nevada jurisdictions. Although TRPA code currently
allows for ADUs on parcels of less than one acre through its Local Government Housing Program
(Section 21.3.2.B of the Code of Ordinances), without further modification this program is not
likely to provide enough of an incentive to stimulate the use of ADUs for workforce housing.

• Incentives for Mixed-Use. Mixed-Use development in centers is a key redevelopment strategy
with broad public support, but existing incentives such as conversions and bonus units may not
be working as intended because legacy code and permitting structures remain a barrier.

• Coverage Incentives and Alternatives to Coverage. Alternative coverage strategies could be
used to incentivize affordable housing, such as ADUs, following the model that was used to
incentivize Town Center development in the 2012 Regional Plan Update.

Building on these discussions and previous housing action plans, TRPA identified eight major actions for 
further development. These actions fall into two categories: 1) land use actions; and 2) policy actions. 
There is crossover between land use actions and policy actions. For instance, improvements to TRPA’s 
permitting processes would likely apply to all of the actions in the land use category.  

The eight actions are:  

Land Use Actions. Incentivize: 
• ADUs/Small Homes
• Mixed Use Residential
• Tourist/Commercial Conversions to Residential
• Public Land Donations

Policy Actions. 
• Examine Residential Density for Modification
• Permitting Improvements/Streamlining for Workforce Projects
• Coverage Incentives for Workforce Projects
• Modify/Reduce Fees

To determine which actions should come forward first, TRPA applied the following evaluation criteria: 

• Complements local jurisdiction action. Does this action complement the work of multiple
jurisdictions? The more jurisdictions where the action is applicable, the higher the priority
assigned to it.

• Cost and affordability. Does the action reduce the cost to build a home, or increase the
purchasing power of a local resident? This was evaluated using the housing cost analysis tool
TRPA created.
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• Number of homes. How many new/preserved workforce housing units can be expected through
this action?

Not all of the actions could be evaluated for cost and affordability and/or number of homes, but TRPA 
used the available data to ensure that actions selected as priorities to move forward result in a 
measurable benefit.  

The following tables summarize the evaluation. A full description of the analysis for each action is 
available in the staff report and attachments for the November 4, 2020 Tahoe Living Working Group 
meeting: https://www.trpa.org/tahoe-living-housing-and-community-revitalization-working-group/. 
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AGENDA ITEM NO. III.B 

Land-Use Action Number of Local Jurisdictions that 
Identified this as a priority 

% Cost Reduction # of Units 

ADUs/Small Homes 4 An attached ADU can 
rent in the target range 

150-300 (8 year period)

Mixed-Use Residential 3 8-13% N/A 

Tourist/Commercial Conversions  4 8-10% N/A 

Land Donation 2 6% 150-250 (8-10 years)

Policy Action Number of Local Jurisdictions that 
Identified this as a priority 

% Cost Reduction # of Units 

Density 3 8% N/A 

Permitting Improvements/Streamlining 3 1%, but difficult to 
quantify because 
permitting uncertainty 
often results in a 
decision not to build 

N/A 

Coverage 3 2% N/A 

Fees 1 1-2% (TRPA fees only) N/A 
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TRPA organized the actions into near-term, medium-term, and longer-term actions for further 
development, and presented these to the Working Group. The Working Group was supportive of the set 
of actions and associated timeline, but provided additional input, summarized below. Based on the 
evaluation described above and the Working Group feedback received, staff proposes the following 
prioritization of actions for further policy development. After vetting this set of actions with the Local 
Government and Housing Committee and Governing Board in January, staff will reconvene the Tahoe 
Living Working Group in February to begin further development of the “near-term” actions. Staff 
anticipates that the Working Group will be able to simultaneously develop two actions at a time.  

Action Categories Timing 
ADUs/Small Homes and Residential Density Near-Term (3-6 months) 
Mixed Use Residential and Permitting/Streamlining Medium-Term 
Tourist/Commercial Conversions to Residential and Coverage 
Incentives 

Longer-Term 

Public Land Donations and Fees Longer-Term 

As noted above the group was generally supportive of the set of prioritized actions, and the timeline 
proposed. Some Working Group members called for additional actions and modifications to timing. For 
the most part TRPA was able to incorporate these into the existing framework. One suggestion that 
TRPA did not directly incorporate into the prioritized actions was to move evaluation of mitigation fees 
for affordable housing projects higher in priority. The evaluation showed that reductions in fees, when 
applied across all agencies, results in one of the higher reductions in overall costs, approximately six 
percent. However, since TRPA fees make up only approximately one percent of the total building cost, 
and since reducing mitigation fees has impacts on other programs, TRPA is not recommending at this 
time to accelerate the wholesale evaluation of mitigation fees, but will consider it as part of the longer-
term recommendation. Also, air quality mitigation fees are being evaluated through a different process 
that is moving forward to the Governing Board in early 2021, the Vehicle Miles Traveled Threshold and 
Project-Level Evaluation Tool.  

Contact Information: 
For questions regarding this agenda item, please contact Karen Fink, at (775) 589-5258 or 
kfink@trpa.org. 
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