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MEMORANDUM
COUNTY EXECUTIVE OFFICE
ADMINISTRATION
County of Placer

TO:

Honorable Board of Supervisors

FROM:

Todd Leopold, County Executive Officer
By: Jennifer Merchant, Deputy County Executive Officer

SUBJECT:

Presentation by the Tahoe Regional Planning Agency (TRPA) on Proposed Code
and Ordinance Amendments

DATE:

October 23, 2018

ACTION REQUESTED
Receive a presentation by TRPA Chief Operating Officer John Hester about the Development
Rights Strategic Initiative (ORSI) and subsequent recommended amendments to the bi-state
regulatory agency's Policies and Ordinances in order to improve effectiveness and predictability
of its development rights system
BACKGROUND
TRPA's development rights system is a central part of the Lake Tahoe Regional Plan and
maintaining multiple environmental thresholds in the Tahoe basin. Development rights were
initially integrated into TRPA's land use policies as part of the 1987 Regional Plan, which
focused on managing growth by allocating a limited supply of commercial , tourist and residential
development rights required for new development. Amendments to the Lake Tahoe Regional
Plan in 2012 included significant policy changes designed to alter the land development
footprint in the basin. These amendments were intended to accelerate redevelopment of town
centers by incentivizing the transfer of development from sensitive lands and remote areas into
town centers. In 2014 and 2015, two assessment reports found that elements of the existing
system were inhibiting the environmentally beneficial redevelopment called for in the Regional
Plan and contributing to the lack of attainable and diverse housing needed for full-time residents
and the workforce. Placer County's Tahoe Basin Area Plan, approved by your Board in 2016, is
based on that same foundation.
Two pilot programs, one included in the County's Area Plan, allowed for conversion between
Tourist Accommodation Units (TAUs}, Residential Units of Use (RUUs) and Commercial Floor
Area (CFA). Since that time, four projects have been permitted under the pilot programs, all in
Placer County. They include Peak 10 in Kings Beach, Tahoe Cedars on the West Shore,
Woodvista in Tahoe Vista , and the Tahoe City Lodge. All four projects included redevelopment
of legacy motels and commercial buildings that had seen little to no improvements since the
1950s to 1970s. Concurrently, your Board approved the Tahoe Basin Incentives Program, which
resulted in purchasing and banking TAUs to be made available to incentivize infill lodging
projects.
In January of this year your Board approved a loan agreement with Kila Tahoe, LLC, the
developer of the Tahoe City Lodge, to allocate 60 TAUs to its 118-unit project. The remaining
TAUs were generated by transferring existing commercial development onsite into the hotel
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units through the Area Plan's pilot program. The ORSI analysis was in part based on outcomes
of this pilot program.
The TRPA Governing Board launched the multi-year ORSI in 2015. A stakeholder group
consisting of Governing Board members, state and local government representatives from
California and Nevada and environmental, business community, and development interests
established the mission, goals and criteria for the initiative, guided best practices and formulated
strategic approaches. Placer County was represented by Deputy County Executive Officer
Jennifer Merchant. The mission of the group was three-fold :
•
•

•

Identify barriers to environmentally beneficial redevelopment;
Analyze and recommend changes to the existing development rights system to better
manage growth, implement the Regional Plan, support environm~ntally beneficial and
economically feasible redevelopment, and accelerate sensitive land restoration ; and
Improve the effectiveness and predictability of the existing development rights system.

The ORSI analysis was further informed by the Mountain Housing Council's recommendation
this year to expand the traditional definition of housing affordability utilized by state and federal
housing agencies to include households whose incomes exceed median standards, yet are
unable to afford market rate rents and sale prices in the Tahoe-Truckee region . ORSI applied
the "missing middle" standard to its Affordable Housing Bonus Unit program to expand the
income level targeted by projects, allowing bonus units to be allocated to projects expected to
serve a broader range of households, tied to affordability gap calculations specific to incomes
and housing prices in each of the basin's five local jurisdictions.
The ORSI proposes five total changes to TRPA's development rights system:
1. Allow conversions between different types of development rights-commercial floor
area, tourist accommodation units and residential units of use-using environmentally
neutral exchange rates ;

2. Expand the eligibility of the residential bonus unit incentive program;

3. Enhance the development rights banking system through partnerships with the local land
banks;
4. Eliminate overlapping , multi-jurisdictional approvals of development rights transfers; and

s.

Eliminate the requirement to have an approved project on a receiving site prior to a
transfer of development rights.

TRPA COO John Hester will present a detailed outline of the proposed policy and ordinance
amendments and be available for questions and comments.
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ENVIRONMENTAL ANALYSIS
This item is an informational presentation. As such, it does not constitute a project, and is not
subject to environmental review pursuant to California Environmental Quality Act Guidelines
Section 15378(b)(5).

FISCAL IMPACT
There is no direct fiscal impact to Placer County as this item is a presentation that does not
require action. However, a key goal of the proposed amendments to TRPA's Policies and
Ordinances is to accelerate implementation of its Regional Plan in supporting environmentally
beneficial and economically feasible redevelopment within the Tahoe basin. Because of
improved flexibility, the Ordinance improvements could result in increased redevelopment within
the Tahoe basin that would likely benefit the region's economy and potentially increase various
County revenue sources that could mitigate impacts created by a more stagnant development
system.
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