COUNTY OF PLACER

Community Development/Resource Agency PLANNING

Michael J. Johnson, AICP Y__SERVICES DIVISION

Agency Director Paul Thompson, Deputy Director
MEMORANDUM

TO: Honorable Board of Supervisgrs

FROM: Michael J. Johnson, AICP
Agency Director

DATE: April 23, 2013

SUBJECT: TAHOE BASIN COMMUNITY PLAN UPDATE STATUS

ACTION REQUESTED L
Tahoe Basin Community Plan Update — Status update. No Board action is requested.

BACKGROUND )

As directed by the Board at the July 26, 2011 Tahoe hearing, staff continues to implement the Tahoe
Basin Community Plan Update work program. After developing and launching a public outreach
strategy in 2012, staff continues to work with the Tahoe Regional Planning Agency (TRPA) on the
coordination of the County’s Community Plan Update and has continued to move forward with the

overall work program. This report provides the Board with staff's progress on the work program to
date. :

STATUS

Policy Document Development & Coordination with the TRPA Regional Plan

Since staff's last status report to the Board on January 22, 2012, staff has continued to coordinate
with the TRPA on the Community Plan Update to ensure that it conforms to the TRPA Regional Plan
and Code of Ordinances.

While there is pending litigation on the approved TRPA Regional Plan, TRPA continues to work with
local jurisdictions to implement the Regional Plan. As reported to the Board in January, in an effort
to provide improved coordination on the County’'s Community Plan Update, TRPA has assigned a
-staff team to-assist the-County Community Plan Update team. The TRPA team has been assisting
the County at all Community Plan Update meetings and will continue to provide on-going support
with the preparation of the County's Planning Documents.

Staff is moving into the next phase of the work program which is focused on developing the
Community Plan policy document. The preparation of Community Plan policy document is being
funded through grant funds awarded to the Tahoe Basin Partnership for Sustainable Communities,
which Placer county and TRPA are a part of. The grant funding will also include the preparation of
an economic market analysis for the North Tahoe Basin which is intended to inform the policy
document, and a community vision charrette and vision pian for the Kings Beach area.

These efforts will be done in coordination with TRPA to ensure conformance with the TRPA Regional
Plan and Code of Ordinances and, as the Community Plan policy document and Plan Area
Development Standards take shape, those documents will be reviewed by the Community Plan
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Update's Technical Advisory Committee. This effort will include further public outreach designed to
integrate with existing outreach done to date. Further outreach will include:

> A Kings Beach Visioning Charrette {the charrette [a collaborative community design session
in which a group of urban designers, planners, and traffic engineers draft a design
solution/vision plan] will include public meetings and is intended to seek broad public
participation and feedback on planning/linking of the commercial core and public beach areas
of Kings Beach)

» A Tahoe City Vision Options Plan Augmentation/Modification Workshop {workshop will build
from the “Tahoe City Vision Options Plan” {prepared by Design Workshop in summer 2012]
and is intended to seek broad public participation and feedback on planning of the
commercial core area)

» Other topical workshops related to various elements of the Community Plan (such as natural
resources and environmental protection, parks and recreation, transportation and circulation)

Over the last couple of months, the County has worked with TRPA to solicit, contract and develop a
scope of work for this effort with a consultant. This effort will be kicked off in May 2013, beginning
with launching the Kings Beach Vision Charrette process. 1t is anticipated that this phase of the work
program will be underway through 2013 and that environmental analysis on the Community Plan
Update will commence in early 2014.

Public Qutreach
Since staff's last status report to the Board on January 22, 2012, staff has held two public meetings.

On February 6, 2013 staff conducted a Town Hall Meeting at the Granlibakken Lodge in Tahoe City.
The purpose of the Town Hail Meetings is to provide report on the progress of the Community Plan
work program to the broad North Tahoe Community, to provide an opportunity for the public to
comment on the County's work effort, and to address any concerns, questions or issues that may
arise from the public regarding staff's planning efforts and the overall work program. At the February
g meeting, staff presented preliminary draft zone district maps (see Attachment 1) and standards
prepared to date for each Plan Area. In addition, staff coordinated with TRPA to provide a report on
the recent approval of the TRPA Regicnal Plan. TRPA staff gave a presentation on the updates of
the Regional Plan and on Area Plan (Community Plan) conformance requirements contained in
Chapter 13 of the TRPA Code of Ordinances (see Attachment 2).

On March 21, 2013, staff also conducted a focused workshop with the Greater Tahoe City Plan Area
Team. The purpose of that meeting was for the team to work toward finalizing their review and
- discussion_regarding desired land uses and scale/height within the commercial cores of their Plan
Area. The Greater Tahoe City Team has made good progress; however, it is anticipated that staff
will conduct one more meeting with the team on this topic.

Staff will be conducting similar focused meetings with the County’s three other Plan Area Teams.
The other three teams have minor work to complete their review and discussion of desired land uses
and scale/height within the commercial cores of their Plan Areas.

Following the focused Team meetings, staff will focus efforts on the development of the Policy
Document in coordination with the Community Plan consultants and TRPA. As noted previously,
such effort will include further public outreach, and it is anticipated that the Plan Area Teams will be
involved in that outreach effort. In addition, after the preparation of the policy document and
comprehensive district standards for each Plan Area, it is anticipated that community workshops will
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resume to report out on the draft planning documents and to seek additional input from the Plan Area
Teams and the North Lake Tahoe community on those documents.

Staff also continues to provide regular updates to the TPRA and the North Tahoe Regional Advisory
Committee (NTRAC) on the Community Plan Update. Staff will continue to conduct Town Hall
Meetings as necessary to report out on the progress of the Community Plan Update and to seek
broad community input and feedback on the process. In addition, as progress is made on the
Community Plan documents and issues are identified, staff will conduct Planning Commission public
workshops to seek direction from the Commission and to provide an opportunity for the public to
comment before the Commission.

NEXT STEPS

Over the next few months the County will be moving into the next phase of the Community Plan Update
which includes preparation of draft planning documents. This effort will include further outreach related
to the various elements of the Community Plan policy document, as well as outreach related to the
Kings Beach Vision Charrette. |t is expected that this outreach will commence in May 2013.

In addition, over the next two months staff will also hold focused meetings with Plan Area Teams to
finalize each team’s efforts to address land use and scale/height within their Plan Areas. Staff will
also continue to hold reguiar Town Hall Meetings and will :provide regular reports to the TRPA,
NTRAC, and the Planning Commission. Finally, staff will continue to provide updates on the
progress of the Tahoe Basin Community Plan Update at the Board’s quarterly Tahoe Board
hearings.

SUMMARY

No action is necessary as this status update is intended to generate discussion and feedback from
the Board regarding the Community Plan Update. Staff will continue to move forward on the
Community Plan Update and will return to the Board to request future direction as warranted.

ATTACHMENTS:
Attachment A — Preliminary Draft Zone District Maps (Commercial Cores of Plan Areas)
Attachment B — TRPA Code of Ordinances Chapter 13 (Area Plan Conformance Standards)

ce: David Boesch, County Executive Officer
Holly Heinzen, Chief Assistant County Executive Officer
Jennifer Merchant, Tahoe County Executive Office
Karin Schwab, County Counsel's Office
Michael Johnson, CDRA Director
Loren Clark, Assistant CORA Director
Paul Thompson, Deputy Planning Director
Steve Buelna, Supervising Planner
Edmund Sultivan, Planning Services
Allen Breuch, Planhing Services T Tt To
Peter Kraatz, Public Works Assistant Director
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CHAPTER 13: AREA PLANS

13.1. PURPOSE

13.1.1.  In order to be responsive to the unique circumstances of communities of the region,
" the Agency finds that there is a mutually beneficial need to provide local, state, federal,
and tribal governments with the option to prepare Area Plans, provided such Area

Plans conform with and further the goals and policies of the Regional Plan.

13.1.2, This chapter defines the required content of Area Plans and establishes that Area Plans
may be approved by TRPA if they contain policies and development ordinances that
are consistent with and further the goals and policies of the Regional Plan. The
development of Area Plans is intended to support the update and consolidation of
planning documents in the region.

13.1.3. This chapter also establishes a conformity program that enables the Agency to transfer
limited development permitting authority to local governments with Conforming Area
Plans. Furthermore, this conformity process defines which development activities will
not have a substantial effect on the natural resources in the region and may be
delegated from TRPA review and approval, subject to appeal provisions. This program
will enable TRPA to focus its resources on projects of regional concern, while still
maintaining an active and effective oversight role in the implementation of all Area
Plans to ensure that Area Plans and activities governed by Area Plans maintain
conformity with the Regional Plan.

13.2. - APPLICABILITY

All local governments in the region may prepare Area Plans pursuant to this chapter.
This includes Carson City, Douglas, E! Dorado, Placer, and Washoe counties, and the
City of South Lake Tahoe. Any city located in the region that incorporates after the
adoption of this Code may also prepare Area Plans pursuant to this chapter. TRPA and
state, federal, and tribal governments in the region may prepare Area Plans pursuant to
this chapter. Quasi-governmental entities, such as service or utility districts, may not
prepare Area Plans pursuant to this chapter.

13.3. RELATIONSHIP TO EXISTING REGULATIONS
13.3.1. All plans, policies, and regulations in the Regional Plan and this Code shall remain in
-~ - --— - effect uniess superseded by the provisions-of an-Area-Plan. The extent-and nature of . .. - .
the superseded requirements of the TRPA Code shall be identified in the Area Plan.

13.3.2. No Area Plan may limit TRPA's responsibility to enforce the Compact and to ensure that
approved Area Plans are maintained in full compliance with the Regional Plan.

13.3.3, A Conforming Area Plan shall be considered a component of the Regionai Pian.

TRPA Code of Ordinances
Adopted by Governing Board, December 12, 2012, Effective February 9, 2013 | Page 13-1 y_o

ATTACHMENT 2



CHAPTER 13: AREA PLANS
13.4 Development of Area Plans
13.4.1 Development of Area Plan is Optional

13.4,

13.4.1.

13.4.2.

13.5.

13.5.1.

13.5.2,

13.5.3.

DEVELOPMENT OF AREA PLANS

Development of Area Plan is Optional

A government may adopt an Area Plan with plans and development ordinances that
supersede TRPA plans and ordinances if the Area Plan is found to be in conformance
with the Regional Plan, in accordance with the requirements of this chapter. A
government may adopt an Area Plan that applies to only a portion of the land area
within its jurisdiction, Jurisdictions that do not adopt an Area Plan shall continue to be
subject to all plans, policies, and reguiations in the Regional Plan and this Code.

Initial Statements of Intent to Develop an Area Plan

All local, state, federal, and tribal governments in the region shall provide TRPA written
statements indicating their intent to prepare Area Plans and their anticipated schedule
for completion of Area Plans. For TRPA planning purposes, initial statements of intent
shall be provided to TRPA no later than December 31; 2013. This shall not preclude the
earlier or subsequent development of additional or modified Area Plans, pursuant to
this chapter. The TRPA Governing Board shail review the initial statements of intent
and develop an action plan for incorporation into the annual TRPA work program by
April 30, 2014. The action plan may include the replacement of plan area statements,
community plans, and other pians with TRPA-approved Area Plans for properties that
other governments do not include in their Area Plans.

CONTENTS OF AREA PLANS

General

An Area Plan shall consist of applicable policies, maps, ordinances, and any other
related materials identified by the lead agency, sufficient to demonstrate that these
measures, together with TRPA ordinances that remain in effect, are consistent with and
conform to TRPA's Goals and Policies and all other elements of the Regional Plan. In
addition to this Section 13.5, additional specific requirements for the content of Area
Plans are in subsection 13.6.5.A. The Memorandum’ of Understanding (MOU) that is
associated with an approved Area Plan is a separate, but related, approval and is not
part of the Area Plan.

Relationship to Other Sections of the Code

This section is intended to authorize development and design standards in Area Plans
that are different than otherwise required under this Code. in the event of a conflict

between the requirements in this section and requirements in other parts of the Code, ™ =~

the requirements in this section shall apply for the purposes of developing Area Plans,

Development and Community Design Standards for Area Plans

A. Minimum Development Standards
Area Plans shall have development standards that are consistent with those in
the table below.

TRPA Code of Ordinances
Adopted by Governing Board, December 12, 2012, Effective February 9, 2013 | Page 13-2
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CHAPTER 13: AREA PLANS
13.5 Contents of Area Plans
13.5.3 Development and Community Design Standards for Area Plans

TABLE 13.5.3-1: MINIMUM DEVELOPMENT STANDARDS FOR AREA PLANS
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[1] With adoption of an Area Plan. To ensure compatibility with adjacent uses and viewshed protection, the findings in Sec. 37.7.16 shall apply.

[2] Limited to replacement structures, provided, the structures to be demolished and replaced are an existing casino hotel, with exdsting
structures of at least eight stories, or 85 feet of height as measured from the lowest point of natural grade. Such structures shall alsc comply with Sec.
37737 .
[3] Areas of Community Plans outside of Centers shall not be eligible for the alternative height and density allowances authorized in Area Plans for
Centers.

[4] Plan for sidewalks, trails, and other pedestrian amenities providing safe and convenient non-motorized circulation within Centers, as applicable,
and incorporating the Regional Bike and Pedestrian Plan.

B. Alternative Development Standards and Guidelines Authorized in Area
Plans
--------- --—-4+  ---Alternative Comprehensive Coverage Management Systems —-- - — -
An Area Plan may propose a comptehensive coverage management
system as an alternative to the parcel-level coverage requirements
outlined in Sections 30.4.1 and 30.4.2, provided that the alternative
system shall: 1) reduce the total coverage and not increase the
cumulative base allowable coverage in the area covered by the
comprehensive coverage management system; 2} reduce the total
amount of coverage and not increase the cumulative base allowable
coverage in Land Capability Districts 1 and 2; and 3} not increase the
amount of coverage otherwise allowed within 300 feet of high water of
Lake Tahoe (excluding those areas landward of Highways 28 and 89 in
Kings Beach and Tahoe City Town Centers within that zone). For

TRPA Code of Ordinances
Adopted by Governing Board, December 12, 2012, Effective February 9,2013 | Page 13-3



CHAPTER 13: AREA PLANS
13.5 Contents of Area Plans
13.5.3 Development and Community Design Standards for Area Plans

purposes of this provision, “total” coverage is the greater of existing or

allowed coverage.

Alternative Comprehensive Management System: Process for Establishing Maximum Coverage

Staep 1 - Document coverage information for each parcel in the coverage management area.

moO N ®e

Document base allowable land coverage (Sec. 30.4.1).

- Decument maximum allowable fand coverage (Sec. 30.4.2).

Document TRPA verified existing land coverage (Sec. 30.3).
Document total allowable land coverage — greater of B or C.
If a parcel contains Land Capability District 1 or 2, calculate A-D separately for each LCD.

Step 2 - Calculate base allowable coverage and total allowable coverage for the management

area.

A,

Calculate base allowable land coverage for management area (total of answer 1A for all
parcels).

Calculate base allowable land coverage for Land Capability Districts 1 and 2 (total of answer
1A for districts 1 &2). T

Calculate total allowable land coverage for management area (total of answer 1D for all
parceis). :

Calculate total atllowable land coverage for Land Capability Districts 1 and 2 (total of answer
1D for districts 1 &2).

Step 3 - Demonstrate that coverage limitations for the management‘ area are consistent with
Code requirements (Sec. 13.5.3.B.1).

A

B.

C.

Base allowable land coverage for the management area shall not exceed answer 2A.

Base allowable land coverage for Land Capability Districts 1 and 2 shall not exceed answer
2B.

Total allowable land coverage for the management area shall be less than answer 2C.

Total allowable land coverage for Land Capability Districts 1 and 2 shali be |ess than answer
2D. : :

Total allowable land coverage shall not exceed 70%.

Total allowable land coverage shall not increase the amount of coverage otherwise allowed
within 300 feet of high water of Lake Tahoe (excluding those areas landward of Highways 28
and 89 in Kings Beach and Tahoe City Town Centers within that zone).

Final Requirement: Coverage Management System shall comply with items A-F.

2. Alternative Parking Strategies
Shared or area-wide parking strategies are encouraged in Area Plans to
reduce land coverage and make more efficient use of land for parking
and pedestrian uses. Shared parking strategies may consider and
inciude the following:
a. Reduction or relaxation of minimum parking standards;
b. Creation of maximum parking standards;
¢. Shared parking;

d. In-lieu payment to meet parking requirements;

TRPA Code of Ordinances
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CHAPTER 13: AREA PLANS
13.5 Contents of Area Plans

13.5.3 Development and Community Design Standards for Area Plans
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On-street parking;

Parking along major regional travel routes;

Creation of bicycle parking standards;

Free or discounted transit;

Deeply discounted transit passes for community residents; and

Paid parking management.

3. Area-wide Water Quality Treatments and Funding Mechanisms
An Area Plan may propose to establish area-wide water quality
treatments and funding mechanisms in lieu of certain site-specific BMPs,
subject to the following requirements:

Area-wide BMPs shall be shown to achieve equal or greater
effectiveness and efficiency at achieving water quality benefits than
certain site-specific BMPs, For registered catchments, the water
quality benefits of area-wide BMPs shall comply with applicable
TMDL requirements, BMPs for unregistered catchments shall be
shown to infiltrate the 20 year one hour storm {or address
requirements in Code Section 60.4.8 (Special Circumstances);

Plans should be developed in coordination with TRPA and
applicable state agencies, consistent with applicable TMDL
requirements;

Area-wide BMP project areas shall be identified in Area Plans and
shall address both instailation and ongoing maintenance;

Strong consideration shall be given to areas connected to surface
waters;

Area-wide BMP plans shall consider area-wide and parcel-level BMP
requirements as an integrated system; and

Consideration shall be given to properties that have already
instalied and maintained parcel-level BMPs, and financing
components of area-wide BMP plans shall reflect prior BMP
installation in terms of the charges levied against projects that
already complied with BMP requirements with systems that are in

place and operational in accordance with applicable BMP standards.

with development activities. Prior to construction of area-wide
treatment facilities, development projects shall either install parcel-
level BMPs or construct area-wide improvements that provide equal
or greater water quality benefits than parcel level BMPs.

4, Alternative Transfer Ratios for Development Rights
Within a Stream Restoration Plan Area as depicted in Map 1 in the
Regional Plan, an Area Plan may propose to establish alternative
transfer ratios for development rights based on unique conditions in
each jurisdiction, as long as the alternative transfer ratios are
determined to generate equal or greater environmental gain compared

TRPA Code of Ordinances
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CHAPTER 13: AREA PLANS
13.5 Contents of Area Plans

13.5.3 Development and Community Design Standards for Area Plans

to the TRPA transfer ratios set forth in Chapter 51: Transfer of
Development.

Development Standards and Guidelines Encouraged in Area Plans

1.

Urban Bear Strategy

In Area Plans, lead agencies are encouraged to develop and enforce
urban bear strategies to address the use of bear-resistant solid waste
facilities and related matters.

Urban Forestry

In Area Plans, lead agencies are encouraged to develop and enforce
urban forestry strategies that seeks to reestablish natural forest
conditions in a manner that does not increase the risk of catastrophic
wildfire.

Development on Résort Recreation Parcels
in addition to recreation uses, an Area Plan may allow the development
and subdivision of tourist, commercial, and residential uses on the
Resort Recreation District parcels depicted on Map 1 of the Regional
Plan and subject to the following conditions:

a. The parcels must become part of an approved Area Plan;

b. Subdivisions shall be limited to “air space condominium” divisions
with no lot and block subdivisions allowed;

c. Development shali be transferred from outside the area designated
as Resort Recreation; and

d. Transfers shall result in the retirement of existing development.

Community Design Standards
To be found in conformance with the Regional Plan, Area Plans shall require
that all projects comply with the design standards in this subsection, Area Plans
may also include additional or substitute requirements not listed below that
promote threshold attainment.

1.

Site Design

a. Developmentin All Areas
All new development shall consider, at minimum, the following site

_design standards:

(i) Existing naturai features retained and incorporated into the site
design;

- (ii) Building placement and design that are compatible with
adjacent properties and designed in consideration of solar
exposure, climate, noise, safety, fire protection, and privacy;

{iif) Site planning that includes a drainage, infiltration, and grading
plan meeting water quality standards; and

{iv) Access, parking, and circulation that are logical, safe, and meet
the requirements of the transportation element.

TRPA Code of Ordinances
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CHAPTER 13: AREA PLANS
13.5 Contents of Area Plans

13.5.3 Development and Community Design Standards for Area Plans

b.

Development in Regional Center or Town Center

in addition to the standards in 13.5.3.D.1.a, development in a
Regional Center or Town Center shall address the foliowing design
standards:

(i) Existing or pianned pedestrian and bicycle facilities shall
connect properties within Centers to transit stops and the
Regional Bicycle and Pedestrian network.

{ii) Area Plans shall encourage the protection of views of Lake
Tahoe.

{iii) Building height and density should be varied with some
buildings smaller and less dense than others.

(iv)Site and building designs within Centers shall promote
pedestrian activity and provide enhanced design features along
public roadways. Enhanced design features to be considered
include increased setbacks, stepped heights, increased building
articulation, and/or higher quality building materials along
public roadways.

(v) Area Plans shall include strategies for protecting undisturbed
sensitive lands and, where feasible, establish park or open space
corridors connecting undisturbed sensitive areas within Centers
to undisturbed areas outside of Centers.

Building Height

b.

C.

Area Plans may allow building heights up to the maximum limits in
Table 13.5.3-1 above.

Building height limits shall be established to ensure that buildings
do not project above the forest canopy, ridge lines, or otherwise
detract from the viewshed.

Area Plans that allow buildings over two stories in height shall,
where feasible, include provisions for transitional height limits or
other buffer areas adjacent 1o areas not aliowing buildings over two
stories in height.

Building Design
Standards shall be adopted to ensure attractive and compatible

_development. The followlng_shall,be_consid ered:

b.

C.

Buffer requirements should be established for noise, snow removal
aesthetic, and environmental purposes.

The scale of structures shouid be compatible with existing and
planned land uses in the area.

Viewsheds should be considered in all new construction. Emphasis
should be placed on lake views from major transportation corridors.

Area Plans shall include design standards for building design and
form. Within Centers, building design and form standards shall
promote pedestrian activity.

TRPA Code of Ordinances

Adopted by Governing Board, December 12, 2012, Effective February 9, 2013 | Page 13-7



CHAPTER 13: AREA PLANS
13.5 Contents of Area Plans
13.5.3 Development and Community Design Standards for Area Plans

4, Landscaping
The following should be considered with respect to this design
component of a project:

a. Native vegetation should be utilized whenever possible, consistent
with Fire Defensible Space Requirements.

b. Vegetation should be used to screen parking, alleviate long strips of
parking space, and accommodate stormwater runoff where feasible.

¢. Vegetation should be used to give privacy, reduce glare and heat,
defiect wind, muffle noise, prevent erosion, and soften the line of
architecture where feasible. '
5. Lighting
Lighting increases the operational efficiency of a site. In determining
the lighting for a project, the following should be required:

a. Exterior lighting should be minimized to protect dark sky views, yet
adequate to provide for public safety, and should be consistent with
the architectura!l design.

b. Exterior lighting should utilize cutoff shields that extend below the
lighting element to minimize light pollution and stray light.

¢. Overall levels should be compatible with the neighborhood light
level. Emphasis should be placed on a few, well-placed, low-
intensity lights.

d. Lights should not blink, flash, or change intensity except for
temporary public safety signs.

6. Signing
a. Area Plans may include alternative sign standards. For Area Plans to
be found in conformance with the Regional Plan, the Area Plan shall
demonstrate that the sign standards will minimize and mitigate
significant scenic impacts and move toward attainment or achieve
the adopted scenic thresholds for the Lake Tahoe region.

b. In the absence of a Conforming Area Plan that addresses sign
standards, the following policies apply, along with implementing
ordinances;

T (iy Off-premise signs—S'hdu1d generally be prohibited; way-finding
and directional signage may be considered where scenic
impacts are minimized and mitigated;

(i) Signs should be incorporated into building design;

(iii) When possible, signs should be consolidated into clusters to
avoid clutter;

(iv) Signage should be attached to buildings when possible; and

{v} Standards for number, size, height, lighting, square footage, and
similar characteristics for on-premise signs shall be formulated

TRPA Code of Ordinances
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CHAPTER 13: AREA PLANS
13.6 Conformity Review Procedures for AreaPlans
13.6.1 Initiation of Area Planning Process by Lead Agency

13.6.

13.6.1.

13.6.2.

13.6.3.

and shall be consistent with the land uses permitted in each
district.

E. Modification to Centers (Town Center, Regiona! Center and High Density
Tourist District Boundary)
When Area Plans propose modifications to the boundaries of a Center, the
modification shall comply with the following:

1. Boundaries of Centers shall be drawn to include only properties that are
developed, unless undeveloped parcels proposed for inclusion have
either at least three sides of their boundary adjacent to developed
parcels {for four-sided parcels), or 75 percent of their boundary adjacent
to developed parcels {for non-four-sided parcels). For purposes of this
requirement, a parcel shall be considered developed if it includes any of
the following: 30 percent or more of aliowed coverage already existing
on site or an approved but unbuiit project that proposes to. meet this
coverage standard.

2. Properties included in a Center shall be less than 1/4 mile from existing
Commercial and Public Service uses.

3. Properties included in a Center shali encourage and facilitate the use of
existing or planned transit stops and transit systems.

CONFORMITY REVIEW PROCEDURES FOR AREA PLANS

Initiation of Area Planning Process by Lead Agency

The development of an Area Plan shall be initiated by a designated lead agency. The
lead agency may be TRPA or a local, state, federal, or tribal government. There may be
only one fead agency for each Area Plan.

Initial Approval of Area Plan by Lead Agency

"A.  When TRPA is Not the Lead Agency

If the lead agency is not TRPA, then the Area Plan shall be approved by the lead

agency prior to TRPA’s review of the Area Plan for conformance with the

Regional Plan under this section. In reviewing and approving an Area Plan, the

lead agency shall follow its own review procedures for plan amendments. At a

minimum, Area Plans shall be prepared in coordination with local residents,

stakeholders, public agencies with jurlsdlcnonal authonty thhm the proposed
- ~Area Plan'boundaries; and TRPA staff.- s EE—

B. When TRPA is the Lead Agency
If the lead agency is TRPA, the Area Plan shall require conformity approval
under this section by TRPA only. No approval by any other government, such as
a local government, shall be required.

Review by Advisory Planning Commission

The TRPA Advisory Planning Commission shall review the proposed Area Plan and
make recommendations to the TRPA Governing Board. The commission shall obtain
and consider the recommendations and comments of the local government(s) and
other responsible public agencies, as applicable.
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CHAPTER 13: AREA PLANS
13.6 Conformity Review Procedures for Area Plans
13.6.4 Approval of Area Plan by TRPA

13.6.4,

13.6.5.

Approval of Area Plan by TRPA

For Area Plans initiated and approved by a lead agency other than TRPA, the Area Plan
shall be submitted to and reviewed by the TRPA Governing Board at a public hearing.
Public comment shall be limited to issues raised by the public before the Advisory
Planning Commission and issues raised by the Governing Board. The TRPA Governing
Board shall make a finding that the Area Plan, including all zoning and development
Codes that are part of the Area Plan, is consistent with and furthers the goals and
policies of the Regional Plan. This finding shall be referred to as a finding of
conformance and shall be subject to the same voting requirements as approval of a
Regional Pian amendment.

Findings of Conformance with the Regional Plan

In making the general finding of conformance, the TRPA Governing Board shall make
the general findings applicable to all amendments to the Regional Plan and Code set
forth in Sections 4.5 and 4.6, and also the following specifi¢ review standards:

A. General Review Standards for All Area Plans
The submitted Area Plan shall:

1. Identify all zoning designations, allowed !and uses, and development
standards throughout the plan area;

2, Be consistent with all applicable Regional Plan Policies, including but
not limited to the regional growth management system, development
allocations and coverage requirements;

3. Demonstrate how the Area Plan is consistent with the Conceptual
Regional Land Use Map, including any amendments to the Conceptual
Regional Land Use Map that are proposed to be part of the Area Plan in
order to more effectively implement the Regional Plan Policies and
provide Threshold gain;

4, Recognize and support planned, new, or enhanced Environmental
Improvement Projects. Area Plans may also recommend enhancements
to planned, new, or enhanced Environmental Improvement Projects as
part of an integrated plan to comply with Regional Plan Policies and
provide Threshold gain;

“withinCenters; ~ - - e

6. Preserve the character of established residential areas outside of
Centers, while seeking opportunities for environmental improvements
within residential areas;

7. Protect and direct development away from Stream Environment Zones
and other sensitive areas, while seeking opportunities for
environmental improvements within sensitive areas. Development may
be allowed in Disturbed Stream Environment zones within Centers only
if allowed development reduces coverage and enhances natural
systems within the Stream Environment Zone; and

5. Promote env:ronmentally benef;aal redevelopment and re\nta[lzatlon
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CHAPTER 13: AREA PLANS
13.6 Conformity Review Procedures for Area Plans
13.6.5 Findings of Conformance with the Regional Plan

8. Identify facilities and implementation measures to enhance pedestrian,
bicycling and transit opportunities along with other opportunities to
reduce automobile dependency.

B. TRPA Utilization of Load Reduction Plans

: TRPA shall utilize the load reduction plans for all registered catchments or TRPA
default standards when there are no registered catchments, in the conformance
review of Area Plans.

C. Additional Review Standards for Area Plans with Town Centers or Regional
Center
In addition to the requirements of subparagraphs A and B above, submitted
Area Plans that contain Town Centers or the Regional Center shall include
_ policies, ordinances, and other implementation measures to;

1. Include building and site design standards that reflect the unique
character of each area, respond to local design issues, and .consider
ridgeline and viewshed protection;

2, Promote walking, bicycling, transit use, and shared parking in Town
Centers and the Regional Center, which at a minimum shall include
continuous sidewalks or other pedestrian paths and bicycle facilities
along both sides of all highways within Town Centers and the Regional
Center, and to other major activity centers;

3. Use standards within Town Centers or the Regicnal Center addressing
the form of development and requiring that projects promote
pedestrian activity and transit use;

4, Ensure adequate capacity for redevelopment and transfers of
development rights into Town Centers and the Regional Center;

5. Identify an integrated community strategy for coverage reduction and
enhanced stormwater management; and

6. Demonstrate that all development activity within Town Centers and the
Regional Center will provide for or not interfere with Threshold gain,
including but not limited to measurable improvements in water quality.

D. Additional Review Standards for Area Plans within the High-Density Tourist
District

T addition 1o the requireménts of subparagraphsA;, B, and C above, submitted—
Area Plans that contain the High-Density Tourist District shall include policies,
ordinances, and other implementation measures to:

1. Include building and site design standards that substantially enhance
the appearance of existing buildings in the High-Density Tourist District;

2, Provide pedestrian, bicycle and transit facilities connecting the High-
Density Tourist District with other regional attractions; and

3, Demonstrate that all development activity within the High-Density
Tourist District will provide or not interfere with Threshold gain,
including but not limited to measurable improvements in water quality.
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CHAPTER 13: AREA PLANS
13.7 Procedures for Adoption of Memorandum of Understanding
13.6.6 Conformity Review for Amendments to Area Plans

13.6.6.

13.6.7,

13.6.8.

13.7.

13.7.1.

If necessary to achieve Threshold gain, off-site improvements may be
additionally required.

Conformity Review for Amendments to Area Plans

Following approval of an Area Plan, any subsequent amendment to a plan or ordinance
contained within the approved Area Plan shall be reviewed by the Advisory Planning
Commission and Governing Board for conformity with the requirements of the
Regional Plan. Public comment before the Governing Board shall be limited to
consideration of issues raised before the Advisory Planning Commission and issues
raised by the Governing Board. The Governing Board shall make the same findings as
required for the conformity finding of the initial Area Plan, as provided in subsection
13.6.5; however, the scope of the APC and Governing Board’s review shall be limited to
determining the conformity of the specific amendment only. If the Governing Board
finds that the amendment to the Area Plan does not conform to the Regional Plan,
including after any changes made in response to TRPA comments, the amendment
shall not become part of the approved Area Plan.

Conformity Review for Amendments Made by TRPA to the Regional Plan that
Affect an Area Plan

A. TRPA shall provide lead agencies with reasonable notice of pending
amendments that may affect Area Plans. TRPA also shall provide lead agencies
with notice of Area Plan topics that may require amendment following adopted
Regional Plan amendments pursuant to this section.

B. if TRPA approves an amendment to the Regional Plan that would also require
amendment of an Area Plan to maintain conformity, the lead agency shall be
given one year to amend the Area Plan to demonstrate conformity with the
TRPA amendment. The Governing Board shall make the same findings as
required for the conformity finding of the initial Area Plan, as provided in
subsection 13.6.5; however, the scope of the Governing Board's review shall be
limited to determining the conformity of only those amendments made by the
lead agency to conform to the TRPA amendment. If the Governing Board finds
that the other government fails to demonstrate conformity with the TRPA
amendment following the one-year deadline, then the Board shall identify the
policies and/or zoning provisions in the Area Plan that are inconsistent and
assume lead agency authority to amend those policies and provisions.

Effect of Finding of Conformance of Area Plan

By finding that an Area Plan conforms with the Regional Plan pursuant to the

requirements of this chapter and upon adoption of an MOU pursuant to Section 13.7,
the Area Plan shall serve as the standards and procedures for implementation of the
Regional Plan. The standards and procedures within each Area Plan shall be
considered and approved individually and shall not set precedent for other Area Plans.

PROCEDURES FOR ADOPTION OF MEMORANDUM OF UNDERSTANDING

Memorandum of Understanding (MOU) Required

After TRPA finds that an Area Plan is in conformance with the Regional Plan, TRPA and
the lead agency shall enter into a Memorandum of Understanding {MOU} that clearly
specifies the extent to which the activities within the Area Pian are delegated or
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CHAPTER 13: AREA PLANS
13.7 Procedures for Adoption of Memorandum of Understanding
13.7.2 Contents of MOU

13.7.2.

13.7.3.

exempt from TRPA review and approval, and describes all procedures and
responsibilities to ensure effective implementation of the Area Plan. Concurrent review
of the Area Plan and the MOU is encouraged.

Contents of MOU

An MOU for an Area Plan shall contain, at minimum, the following elements:

A. A comprehensive statement of the type and size of all activities within the Area
Plan that are delegated or exempt from TRPA review and approval;

B. A clear statement defining the projects over which TRPA will retain
development review responsibility;

C. An agreement to make all findings required by the Compact, Regional Plan,
Area Plan and Code for project approval and inclusion of special conditions not
inconsistent with the Area Plan; '

p. Identification of the types of proposed activities for which TRPA will receive
notification pursuant to subsection 13.8.1;

E. Identification of the type and extent of procedures the lead agency

government will use to notify TRPA of proposed local development activities
and include TRPA in development review proceedings;

F. A description of how the Area Plan will be modified to reflect amendments by
TRPA to the Regional Plan, as well as assurances to enforce and maintain
conformance with the Regional Plan amendments prior to amendment of the
AreaPlan;

G. Statement of how the MOU for the Area Plan will relate to any existing MOUs
that the lead agency government has with TRPA; and

H. f necessary, additional clarification of any requirements of this chapter,
provided that all such clarifications are consistent with the intent and substance
of this chapter and the Regional Plan.

Activities Requiring TRPA Approval

A. Projects and matters that meet one of the following criteria and that are also
identified in Section 2.2.2 as requiring approval by the Governing Board or

T T Hearings Officershall not bie delegated by TRPA under this cha’pter'. TTTrmmn Tt T

1. All development within the High-Density Tourist District;

. All development within the Shorezone of Lake Tahoe;

All development within the Conservation District;

All development within the Resort Recreation designation and

2
3
4
5

. All development meeting the criteria in the following table:

TRPA Code of Ordinances
Adopted by Governing Board, December 12, 2012, Effective February 9, 2013 | Page 13-13



CHAPTER 13: AREA PLANS
13.8 Monitaring, Certification, and Enforcement of Area Plan
13.7.4 Concurrent Review of Area Plan and MOU

TABLE 13.7.3 -1: THRESHOLDS FOR GOVERNING BOARD
REVIEW OF PROJECTS IN CENTERS

(All measurements are new building floor area.)

13.7.4.

13.7.5.

13.8.

1384,

13.8.2.

Regiona! Center Town Center | Notin Center

Residential 2 100,000 sq. ft. > 50,000 sq. ft. > 25,000 sq. ft.

Non-residential > 80,000 sq. ft. = 40,000 sq. ft. >12, 500 sq. ft.
B. The limits on delegation in Table 13.7.3-1 may be increased or decreased by the

TRPA Governing Board. The levels of delegation may be increased or decreased
based on the lead agency’s ongoing monitoring, reporting, and performance
review, whether the lead agency’s actions on projects are consistent with the
Area Plan, and whether the Area Plan’s terms and conditions are met.

Concurrent Review of Area Plan and MOU

By agreement between TRPA and the lead agency, the Area Plan and associated MOU
may be reviewed concurrently at a single meeting, or'sequentially at separate
meetings. In all cases, the Area Plan and the MOU shall receive separate votes from the
Governing Board based on the applicable criteria in this chapter, in all cases, the Area
Plan shall be approved first, followed by approval of the MOU. Activities that are
delegated or exempt from TRPA review shall be prescribed by ordinance immediately
following MOU approval.

Deadline for MOU Approval and Suspension

TRPA shali work with the lead agency and make a good-faith effort to finalize the MOU
in a timely manner. An MOU between TRPA and the lead agency shall be completed
within six months of the Governing Board’s finding of conformity of the Area Plan.
Reasonable time extensions beyond six months may be approved by TRPA for good-
faith cause. An approval of an Area Plan that does not receive MOU approval within the
required six-month period, including any approved time extensions, shall be
suspended and have no effect for purposes of this Code. Suspended Area Plans may be
resubmitted for approval by administrative action if the Area Plan has not been
amended since Governing Board approval.

MONITORING, CERTIFICATION, AND ENFORCEMENT OF AREA PLAN

Notification to TRPA of Proposed Activities Requiring Public Notification in Area
Bians e ey A e T e T o

Lead agencies with approved Area Plans shall send to TRPA notice of all proposed
activities that require public notification as specified in the MOU, and all applications to
amend a policy or ordinance that is part of the Area Plan. The notice shall be sent
pursuant to local notification procedures; however, in all cases the notice shall be sent
no less than 10 days prior to the hearing in order to provide TRPA with adequate time
to review and comment, if desired, on the project.

Monitoring

On at least a quarterly basis, lead agencies with approved Area Plans shall send to TRPA
copies of all buiilding permits issued in the Area Plan. At minimum, such building
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CHAPTER 13: AREA PLANS
13.8 Monitoring, Certification, and Enforcement of Area Plan
13.8.3 Annual Review

13.8.3.

13.8.4,

13.8.5.

permits shall contain and make clear the necessary development information that
TRPA needs to measure compliance with the terms of the Area Plan, such as additional
land coverage, commercial floor area, residential units, or tourist accommodation units
{TAUs). In addition, TMDL regulatory agencies shall, through the TMDL adaptive
management system, provide TRPA annual progress reports and analysis, copies of all
MOAs and NPDES permits, and notifications of all breaches or viclations of MOAs and
NPDES permits.

Annual Review

TRPA shall annually select and review a sample of development permits issued within
each Area Plan area in order to certify that the permits are issued in conformance with
the Area Plan. The scope of this review is limited to determining the conformity of the
sample developments to the Area Plan and shall not include a reconsideration of the
conformity of the Area Plan to the Regional Plan. If TRPA determines that certain local
development permits were issued in apparent conflict with the Area Plan, it shall notify
the lead agency in writing of all specific discrepancies, including recommendations for
remedying the discrepancies. The lead agency shall have thirty days to provide
comments and suggest corrective actions, if necessary. After review of the comments,
if any, from the lead agency, TRPA shall follow one of the procedures below.

Effect of Annual Review; Annual Report

A. Certification
If, based on its review of sample permits, including any responses and remedies
already implemented by the lead agency, the Governing Board determines that
development has been permitted in conformance with the Area Plan, then it
shall certify that the permits are being issued in conformance with the Area
Plan.

B. Certification Conditionally Granted
in response to TRPA comments in the annual review, the lead agency may
identify corrective actions that are necessary to ensure that permits are being
issued in conformance with the Area Plan. The lead agency shall have a
maximum of six months to complete the identified corrective actions and
provide a written response to TRPA, If TRPA determines that the lead agency
has either failed to respond or has failed to respond adequately to the issues
identified in the annual review, then TRPA shall take action pursuant to

subparagraph C below.

If the Governing Board determines that development is not being permitted in
conformance with an Area Plan, the Board shall revoke all or part of the
implementation authority transferred to the lead agency government in the
MOU and related ordinances. After this revocation, TRPA shall assume primary
permitting responsibility for the activities related to the revoked items in the
MOU.

Four-Year Recertification

As part of each four-year evaluation of the Regional Plan under Goals and Policies DP-
2.1, TRPA shall review the conformance of each Area Plan with the load reduction plan

TRPA Code of Ordinances
Adopted by Governing Board, December 12, 2012, Effective February 9, 2013 | Page 13-15



CHAPTER 13: AREA PLANS
13.9 Appeals
13.9.1 Purpose

13.9.

13.9.1.

13.9.2.

13.9.3.

13.94.

13.9.5.

13.9.6.

13.9.7.

~ Anapr appln:atlon for appeal s shall contaln tl')e f0||OWI ing:

for registered catchments, or TRPA default standards when there are no registered
catchments. TRPA shall use catchment data and all reports to inform the four-year Area
Plan recertification.

APPEALS

Purpose

The intent of the appeal process is to provide a mechanism for projects delegated to
lead agencies to be brought before the TRPA Governing Board consistent with
requirements of the Compact, eliminate frivolous appeals, deter appellants “laying in
wait” by encouraging early and consistent engagement, increase procedural certainty
and timeliness irrespective of outcomes, and to minimize project-by-project
negotiation before the Governing Board.

Appeal Allowed

Final decisions on projects delegated to a lead agency may be appealed to the TRPA.
An appeal may only be filed by an “aggrieved person” as defined in Article VI(j}(3) of the
Compact. Decisions by the lead agency under mdependent local, state, or federal law
are not the subject of this appeal process.

Basis of Appeal

The basis for an appeal under this section shall be limited to whether the decision by a
lead agency is in accordance with an approved Area Plan and its implementing
ordinances consistent with the Regional Plan and Compact.

Exhaustion Required

Appellants who are subject to the exhaustion provision in Compact Article VI {j) (3)
shall exhaust all administrative remedies provided by the lead agency prior to
appealing a decision to TRPA.

Deadline

An appellant shall file an appeal application to TRPA within 15 calendar days of the final
lead agency decision.

Content of Appeal

A. A clearly written statement explaining the grounds for appeal;
B. Documentation to support the appeal claim; and
C. Additional documentation may be provided by the applicant or lead agency to

augment the record.

Fee

The appellant shall pay a fee of $1,000 to TRPA for each appeal. A lead agency's fee
for its internal appeals of delegated decisions shall not exceed the TRPA fee for appeals.
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CHAPTER 13: AREA PLANS
13.9 Appeals
13.9.8 Stay of Lead Agency Decision

13.9.8.

13.9.9.

13.9.10.

Stay of Lead Agency Decision

Once an appeal application is received by TRPA, the project approved by the lead
agency shall be stayed pending the finai cutcome of the appeal.

Review of Appeal

A. Staff Recommendation and Hearing

Within 60 days after receipt of an appeal, TRPA staff shall make a

~ recommendation to the Governing Board on the merits of the appeal, including
whether the appeal is frivolous as defined in subsections 13.9.2 through 13.9.4.
The Governing Board shall consider the recommendation concerning whether
the appeal is frivolous in determining whether to proceed to consider the

" merits of an appeal and if it hears the merits it shall consider the
recommendation concerning the merits. A hearing on the appeal shall be
scheduled for the first Governing Board meeting after issuance of the staff
recommendation. '

B.: _Governing Board Action
1. The voting structure for the Governing Board for appeal decisions shall
be the same as project votes before the Governing Board as defined in
the Compact.
2, The Governing Board may take action the first time the appeal is

presented to the Board or, after hearing the appeal, continue the action
to the next Governing Board meeting.

3. If no action is taken by the Governing Board at the initial meeting at
which the appeal is presented, the Governing Board shall take action at
the next Governing Board meeting.

C. Standard of Review
Appeal review and action by the Governing Board shall be limited to whether
the decision by a lead agency is in accordance with an approved Area Plan and
its implementing ordinances consistent with the Regional Plan and Compact.

Effect of Decision

Appeals upheld by the Governing Board shall nullify the lead agency decision. If the

project applicant desires to continue review of the application by the lead agency, they

shall re-apply to the lead agency according to the same procedures required for the

originial application. The Governing Boardmay deny the appeal thereby affirming the———— - ———
lead agency’s decision. The Governing Board may also medify a lead agency's decision

on a project to make the decision consistent with the Area Plan. The Governing Board

shall limit the use of its authority to modify lead agency decision’s in order to minimize

the filing of appeals to further negotiate permit conditions.
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