rentals, residential development opportunities, and impact fees/incentives/development standards.
These items were identified as important issues from Housing Workshop #1 that warranted deeper
discussion. The intent of the table sessions was to flesh out programs, determine constraints, and
create realistic solutions. Three sessions of 35 minutes, 25 minutes, and 25 minutes, were allotted.
People were assigned topics for the first session, but were encouraged to go to the topics that
interested them the most for the second two sessions. Approximately 70-80 community members
attended this workshop. See Attachment #2 for the Housing Workshop #2 Summary.

On April 19, 2017, the Town Council conducted a third housing workshop. This workshop was a
status update on the information collected in the first two housing workshops and a discussion on
potential next steps and programs. The workshop format resembled more of a regular Town Council
meeting with a staff presentation, public comment, and Council discussion. The Town Council
reviewed the programs that were discussed in the two previous housing workshops by community
members and provided direction to staff:
1.
2.
3.
4.
5.

Move forward with modifying impact fees.
Analyze the potential impact of second units on the housing stock.
Incentivize construction of second units.
Incentivize conversion of second homes to long term rentals.
Analyze potential funding sources.

The Town Council also directed staff to look at the midterm actions sooner rather than later:
Review the Development Code for ways to encourage second units.
Review zoning to incentivize residential opportunity sites.
Overall, the Town Council and the community acknowledged that the lack of available housing in
Truckee will not be solved by one program or policy and multiple strategies should be explored and
implemented.
Work Plan
In both 2016 and 2017, the Town Council identified increasing the availability of “locals” housing
through policy development, prioritization of resources, identification of new funding sources, and
pursuit of regional collaboration as a key Council goal. The Town Council participated in the nowcompleted 2016 Truckee-North Tahoe Regional Workforce Housing Assessment study, approved a
rezoning for a 138-unit rental housing project in the Downtown Study Area, and allocated two million
dollars to the project, and the Town Council has also earmarked $1.4 million for the Railyard Artist
Lofts 77-unit affordable housing project.

The intent of the work plan is to continue building on the existing foundation to address the housing
challenges of the Truckee community. The work plan identifies the program, the objective, an
estimation of staff time, start time, and anticipated report back to Town Council. All of the programs
described in this work plan will require additional public hearings, outreach, and review by the Town
Council.
1.
Modify Impact Fees
These fees serve the purpose of mitigating the impacts of development. The Town traffic and
facilities fees are used to help fund road infrastructure and maintenance as well as government
facilities for services such as law enforcement, animal services, and stormwater management.
However, impact fees are often viewed as a constraint on development. Rather than use flat fees for
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single-family and secondary residential units, using a per square foot cost, similar to the fire,
recreation, and school fees, would allow smaller units to pay lower impact fees.

While this modification will not necessarily create new locals housing immediately, it will reduce the
constraint on development of smaller units. Smaller homes are generally more affordable than larger
homes and permanent local residents are more likely to live in a modest sized house in comparison
to second homeowners. This conversion would be applied to all residential projects, including
single-family homes, multi-family homes, and second units.
Since the AB1600 traffic impact analysis was completed in early 2016, the numbers and analysis of
the traffic impact fee projects do not need to be updated. The modification to the impact fees can be
done at the staff level. Based on the projects that are required to be built through the traffic impact
fee program, the remaining buildout of the Truckee area, and the average home size built in
Truckee in the past five years (or more), staff can convert the current per unit basis to a square
footage basis.
Staff time:

10% Planner for four months
10% Engineer for four months
Timeline:
Start: Immediately
Report back to the Town Council: Fall 2017.
Outreach: This item will be reviewed by the Town Council at a public hearing prior to
adoption.
2.
Analyze the potential impact of second units on the housing stock
Second units were identified as a potential key program to increase the housing stock in existing
residential subdivisions. However, Homeowner Associations’ rules and regulations are a big
constraint on development of new second units. Additionally, many of the older subdivisions are
constrained by the lack of public sewer which reduces the potential for additional development
onsite.
In order to truly understand the impact second units may have on the housing stock, the Town
Council requested further analysis. The analysis would look at where second units are feasible
based on HOA and septic requirements, review of the exact HOA restrictions, the process for
changing them, and contacting other agencies regarding flexibility in septic requirements would also
be completed.

Staff time:
10% Planner for three months
15% Administrative Analyst II for three months
Timeline:
Start: Within two months.
Report back to the Town Council: Fall 2017.
Outreach: This item focuses on data-gathering. Once the analysis is completed, staff may
provide recommendations on next steps. Based on any direction of the Town Council at that
time, an action plan with community engagement strategy will be identified.
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3.
Incentivize construction of second units
In an effort to encourage second units within the community sooner rather than later, staff proposes
to explore a program to pay for building permit fees for secondary residential units in exchange for a
deed restriction for a long term rental. Staff estimates that the cost of the plan check fee, permit
issuance fee, and impact fees (facilities and traffic fees) for an 800 s.f. second unit is approximately
12,500. In the last year, only one secondary residential unit was applied for and issued. Staff
recommends that at least five secondary residential units (or approximately $60,000) should be
programmed for the first year. Details such as deed-restriction terms and language, the forgivable
loan requirements, and the potential impact of prevailing wage will need to be reviewed prior to
implementation.

Additionally, staff will reach out to community organizations such as the Contractor’s Association of
Truckee Tahoe to determine interest in volunteering time/effort into creating stock building plans for
secondary residential units to provide an additional incentive and assistance.
Staff time:
10% Planner for three months to kick-off program
Collaboration with the Chief Building Official and Town Attorney.
Timeline:
Start: Within two months.
Report back to the Town Council: Fall 2017.
Outreach: Town staff will work on the details of the program, including outreach to outside
organizations, and report back to Town Council with a recommended action and
outreach/education strategy.
4.
Incentivize conversion of second homes to long term rentals
The Town Council recognized opportunity in the large amount of homes that are either seldom used
throughout the year by second home owners or are used only by short term renters. The Town
Council directed staff to look at potential methods to incentivize conversion of second homes to long
term rentals. Generally, incentives would have to outweigh the benefits of short term rentals or
second homes and/or ease the burden of long term renting. The purpose of this action is to define
potential incentives and develop a community engagement strategy. This action may also require a
separate housing entity to administer potential programs in addition to reliance on the Mountain
Housing Council of Tahoe Truckee to implement a regional effort. Regional collaboration would be a
key component to creating a successful program. Potential incentives may include:

Property management and rental assistance. Often, long-term rentals are seen as burdens
to potential landlords. Tenant laws in California are seen as deterrents to potential landlords
and consistent and diligent management to protect the landlord/tenant relationship would
provide a helpful source of support.
Managing a pool of six-month leases to allow for second home owners to use their vacation
homes during the season they enjoy visiting Truckee.
If a parcel tax is passed by the voters, then the parcel tax may be tiered for primary residents
and long term rentals.
Staff time:
Staff time necessary for this program is unknown and will be based on what
programs are analyzed.
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Timeline:
Start: Immediately
Report back to the Town Council: Summer 2018.
Outreach: This item focuses on data-gathering. Once the analysis is completed, staff may
provide recommendations on next steps. Based on any direction of the Town Council at that
time, an action plan with community engagement strategy will be identified.

5.
Analyze potential funding sources
Funding sources such as a parcel tax, increased Transient Occupancy Tax, and increase in sales
tax require a wide-ranging effort. The initial step would be to hire a consultant to study the potential
impacts/comparison of these taxes, potential financial impact that could come out of these taxes,
feasibility, probability of success, other like programs, other potential funding sources that have not
been reviewed, etc. Any potential tax should be considered on a regional basis so as to not give one
segment of the North Tahoe area all the burden and/or benefit of the tax. Regional collaboration with
adjacent counties should be initiated as soon as possible.
Staff has contacted Bay Area Economics for a scope of work on the study. The preliminary scope
identifies the following tasks and cost:
Confirm Regional Study Area and Compile Baseline Data
o Estimate existing annual taxable sales $
o Estimate existing annual transient occupancy tax receipts $
o Collect and compile parcel data $
Estimate Potential Annual Revenues from Funding Sources $
Identify Requirements for Establishment of Funding Sources $
Prepare Administrative Draft and Draft Memo $
Optional) Present Draft Memo in Public Meeting $
Prepare Final Memo and Present to Town Council $

3,000
3,000
2,000
2,000
7,500
3,000
2,500
2,000

Expenses (only to be spent if Counties cannot provide adequate data for Study Area)
Dun & Bradstreet business data $
500
Nielsen/ESRI business data $
300
Short-term rental lodging data $
1500
TOTAL BUDGET, not including optional task and data purchases: $
TOTAL BUDGET, including optional task and data purchases: $

22,500
27,300

Staff will also reach out to other companies to provide their scope of services for review and
comparison. The cost of this study will be paid through the $65,000 that was placed in a Capital
Improvement Project to fund housing matters or to offset the cost of staff time.
Staff time:
Planner: 10 hours to obtain different scopes and formalize a contract and ongoing
support for the consultant.

Timeline:
Start: Immediately
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Report back to the Town Council: Depends on consultant.
Outreach: This item focuses on data-gathering. Once the analysis is completed, staff may
provide recommendations on next steps. Based on any direction of the Town Council at that
time, an action plan with community engagement strategy will be identified.
6.
Modify the Development Code to incentivize second units
The Town is currently reviewing the Development Code language to update the second unit
ordinance to be in compliance with state legislation. This includes reducing parking requirements
and connection fees. Overall, with the inclusion of the reduction in parking requirements, the Town’s
second unit ordinance is relatively permissive. However, staff will look at ways to incentivize long
term rental of second units. This may include allowing larger second unit sizes for units and/or stock
building plans for applicants that allow deed restrictions for long term rentals on the property.
Additionally, research is currently being conducted to determine whether parcel size requirements
for property’s on septic can be modified to be more permissive. This discussion requires
collaboration with outside agencies. In addition to reviewing the second unit requirements, Planning
Commission and staff will review other opportunities in the Development Code to incentivize
housing.
Staff time:
Planner: 20% for two months
Timeline:
Start: Immediately
Report back to the Town Council: Summer 2017
Outreach: A community engagement strategy will be developed once specific action items
are identified. The Planning Commission may be engaged to review and suggest changes in
the Development Code in a public workshop. Any changes to the Development Code will be
reviewed by both the Planning Commission and the Town Council at noticed public
hearings. Outreach at community events such as Truckee Thursday may be considered to
have an opportunity to hear the community’s (including second homeowners) opinion on
desirable incentives.
7.
Modify zoning to incentivize residential opportunity sites
The Town will continue to implement the rezones identified within the 2014-2019 Housing Element.
Additionally, staff recommends initiating a land use plan component of the Envision DPR project.
This segment of Truckee is anticipated to begin construction of new sidewalks, roundabouts, and
landscaping in 2018. In conjunction with this effort, there is opportunity to create a land use plan for
the Gateway area to incentivize revitalization of the area. Through this process, the Planning
Commission and staff will review the Development Code for opportunities to incentivize
development in the Envision DPR project area to encourage construction of a mix of commercial
and residential uses to create a more vibrant and walkable neighborhood for locals. The end product
of this effort could be updates to the Development Code and/or a land use plan specifically for this
area. Further development of this action plan will continue through the General Plan and Housing
Element update process.
Staff time:
Community Development Director: 10% over six to eight months
Planning Manager: 5% over six to eight months
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Planner: 20% over six to eight months
Planning Commission workshops
Timeline:
Start: In the next three to four months
Report back to the Town Council: Winter 2017/2018 for Development Code updates
and/or spring/summer 2018 for a land use plan and Housing Element rezones.
Outreach: A community engagement strategy will be developed once specific action items
are identified. The Planning Commission may be engaged to review and suggest changes in
the Development Code in a public workshop. Any changes to the Development Code and/or
adoption of a land use plan will be presented to both the Planning Commission and the
Town Council for adoption. Outreach at community events such as Truckee Thursday may
be considered to have an opportunity to hear the community’s opinion on desirable
incentives in these residential opportunity sites.
Additional Items
BAE Urban Economics, an urban economics and development advisory consulting practice, is
currently working on an updated affordable housing in-lieu fee calculation method. Additionally, at
the May 9, 2017 Town Council meeting, the Town Council authorized execution of a contract with
BAE Urban Economics to analyze the impact of the Workforce Housing Ordinance. Both the
updated in-lieu fee and the findings from the workforce housing feasibility study will be presented to
the Town Council in July 2017.
Staff will continue to work with the Mountain Housing Council on regional collaboration efforts and
on the Gray’s Crossing residential opportunity sites with the developers and Truckee Donner Public
Utility District.

FISCAL IMPACT: The fiscal impact for these programs will primarily be the cost of staff time, the
cost of the consultant to review potential funding sources which has been preliminarily estimated at
22,500 to $27,300, and the cost of building permits and Town impact fees for secondary residential
units (proposed: $60,000). The funding for the study and potential additional staff time will be paid
through the $65,000 CIP fund that is proposed in the budget. If the amount of the chosen consultant
is or exceeds $30,000, staff will return to Town Council for approval. The funding for the secondary
residential unit building permit program will be reviewed at a future Town Council meeting for the
action item.
As part of the discussion, Town Council should consider the impact the Housing Work Plan will have
on staffing. The Town Council should consider whether additional permit assistance should be
hired; acknowledge that the additional work may require a slowdown in the current planning review
process; or defer special studies such as the Arts Master Plan, Riverview Corp Yard Facilities Plan,
or Airport Sphere Amendment until a later date. At the March 14, 2017 Town Council meeting, the
Town Council approved the Planning Division FY 17/18 Work Program Prioritization which included
the following prioritization for reference:
High Priority Projects:
Housing
Cannabis Dialogue
Railyard Master Plan implementation
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Medium Priority Projects:
Development Code updates
Special Event Policy
Arts Master Plan
Climate Action Plan
West River Site Redevelopment
2018 General Plan update

Lower Priority Projects:
Business License Feasibility
McIver Dairy
Envision DPR Corridor Land Use Plan – which has been re-prioritized and
included in the Housing Work Plan
Riverview Corp Yard Facilities Plan
Airport Sphere Amendment
Woodstove Replacement Program

In addition to these projects, the Planning staff continues to work on building permit reviews and
current planning development review.
PUBLIC COMMUNICATIONS: Standard noticing of this Council meeting and agenda has been
provided.

ATTACHMENTS:
Attachment 1: Housing Workshop #3 Status Report
Attachment 2: Housing Workshop #3 Minutes
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Attachment #1
Housing Work Plan
Housing Workshop #3 Status Report

6:00 pm to 6:10 pm

Welcome

6:10 pm to 6:30 pm

Staff presentation

6:30 pm to 7:15 pm

Public comment on the Housing Workshop topics and questions

7:15 pm to end

Town Council discussion

The purpose of this workshop is to provide a status report on Housing Workshops #1 and #2 and
provide direction to staff on a preliminary housing strategy with immediate, midterm, and long terms
actions to encourage and incentivize the construction and availability of locals and/ or affordable
housing. A formal action plan will be brought back to Town Council at a future regular meeting.

At the August 23, 2016 Town Council meeting,
the Town Council reviewed the completed
Truckee North Tahoe Regional Workforce
Housing Needs Assessment and directed staff
to plan multiple housing workshops to take a
more in-depth look at the housing issue and to
get the process moving sooner rather than later.

Increase Transient Occupancy Tax on
short term rentals and earmark these
funds for housing.

Since then, the Town Council has held two
community housing workshops on January 31,
2017 and March 1, 2017. The January 31, 2017
workshop provided an overview of the housing
study, the policies and programs that Town has
implemented already, and a breakout stations to
obtain community ideas and potential solutions
and to answer any questions. The breakout
stations provided opportunities to discuss
regulations, non-governmental partnerships
and actions, innovative ideas, funding sources,
and incentives. This workshop was essentially
a brainstorming session. Approximately 80-90
community members attended this workshop.
The top takeaways from this workshop included
the following ideas (See Attachment #1 for full
summary):

Overall support to incentivize and
reduce cost for second units.

Modification of Town impact fees (traffic
and facilities) to a square footage basis.
Actively pursue and participate in
projects that have the potential to
create new “locals” housing.
Develop stock building plans.
Consider additional regulation of short
term rentals

Subsidize development of affordable or
local housing (impact fees, infrastructure
requirements, etc.

At this Housing Workshop, the Town Council
committed to pursuing two activities: 1)
Participation in the proposed housing council
subject to Placer County’s commitment to
participate), including dedicating $ 50,000 per
year for three years from the General Fund
Housing Designation; and 2) Dedication of staff
to work proactively with the Truckee Donner
Public Utility District ( TDPUD) and the two
developers that have signed an MOU with the
TDPUD on three housing development sites
within the Gray’s Crossing Specific Plan area to
maximize the opportunities for “locals” housing
while resolving the financial challenges within
the Gray’s Crossing Community Facilities District.
At the second community housing workshop,
held on March 1, 2017, staff provided a brief
overview of the takeaways from Housing
Workshop # 1, with the majority of the time
allocated toward breakout table sessions. Staff
facilitated five table sessions on tiny homes/
second units, funding, short term rentals,
residential development opportunities, and
impact fees/ incentives/ development standards.

These items were identified as important issues from
Housing Workshop # 1 that warranted deeper discussion.
The intent of the table sessions was to flesh out programs,
determine constraints, and create realistic solutions. Three
sessions of 35 minutes, 25 minutes, and 25 minutes, were
allotted. People were assigned topics for the first session,
but were encouraged to go to the topics that interested
them the most for the second two sessions. Approximately
70-80 community members attended this workshop. See
Attachment #2 for the Housing Workshop #2 Summary.

Housing Workshops #1 and 2 produced a series of valuable
ideas, proposals and opportunities for expanding Truckee’s
work force and affordable housing stock. Some options are
immediate actions the Town could take; some are long term
policy initiatives that will involve multiple organizations
and agencies/ special districts from non-profits to Placer
and Nevada Counties to the Town. Some options are
funding based, incentive based, zoning and land use based
and regulatory based. Any of the ideas would require
considerable staff time from Planning and other Divisions
of the Town, and each will involve engagement of the
community (and may be controversial).

The workshops had strong engagement and commitment
from community members, agency and business partners,
and decision-makers. The ideas that were formulated will be
used to develop immediate, midterm, and long-term policy

direction. They will continue to be used as a resource for
ongoing housing-related discussion and programs.
The following tables represent immediate and mid-term
actions that staff recommends pursuing based on the
collective workshop input. The intent is to develop a
locals housing strategy to encourage and incentivize the
construction and availability of housing to serve Truckee’s
local population. This includes concrete actions that might
produce housing units quickly, while creating policy and
directives that will continue to address housing demands
in the future. Please note that the following list identifies
potential ideas and programs that have come from the
community, with some minor edits from staff based on
feasibility. This list is not intended to be exhaustive and
ongoing flexibility and review should be required to keep
the strategy relevant.

Staff anticipates that any programs or policies that are
implemented will be fully analyzed and go through a
full public review process in which the public will have
opportunity to provide comments. Staff has also identified
the possible cost and/ or staff commitment required for
implementation of each identified item. Potential fiscal
impacts are estimated within this staff report. However,
as the programs are analyzed and the public process is
formalized, these numbers will vary. All programs will
require a separate public process and final Council approval.

The following programs were reviewed by Town Council at Housing Workshop #1. Staff was directed to actively pursue
these items along with working with the development teams for the Artist Lofts and Coburn Crossing, which are also
immediate actions that are already underway.

Create Regional Housing Council*
Description:

Town Cost: $
Anticipated staff
time (%):

A regional housing entity that engages regional stakeholders including the Town and the Counties,
special districts, business, real estate, housing advocates, social services and environmental groups,
that can advocate at all levels of government and implement an action plan to expand, diversify,
and increase affordability of the regional housing supply. The Regional Housing Council would
also take the lead on on-going housing policy and programs that require community and multijurisdictional collaboration.
50,000/ year for first three years; re-evaluate after the first three years
10% -planner to assist the Regional Housing Council and to act as a Town representative

Residential opportunity sites in the Gray’s Crossing Specific Plan Area
Description:

Work with the Truckee Donner Public Utility District and the two developers of the three residential
opportunity sites in the Gray’s Crossing Specific Plan Area to address the Mello-Roos issues as well
as create locals housing. These sites are in prime locations that are centrally located and have ready
access to infrastructure and utilities.

Town Cost:

Prior to application submittal: Staff time
After application submittal: Cost borne by the applicant

Anticipated staff
time (%):

Prior to application submittal:
10% from the Town Manager
5% from the Community Development Director

10% from the Planning Manager
10% from a planner until application submittal.
After application submittal:
5% -Town Manager;
5% -Community Development Director
20% -Planning Manager
75% -Planner

Anticipated
Outcome:

Potential for 89 single-family cottage units for locals and 40 for-sale multi-family units for locals.
Additionally, 40-50 single-family or multi-family units available on the open market.

Probability of
Implementation:

High - The developers, the Town, and the TDPUD are all motivated to develop these opportunity
areas in an efficient manner.

Workforce Housing Requirements
Description:

The Workforce Housing Ordinance requires nonresidential projects provide housing for a portion of
employees generated by the project. The Workforce Housing Ordinance was temporary suspended
in 2011, 2012, and 2013 and partially reactivated in 2014 to 2016. The Town Council recently
requested more information regarding the impacts of full implementation. Additional information is
also being gathered to update the affordable housing in-lieu fee based on the current market and
is expected to return to the Town Council for review in mid-summer 2017.

Town Cost:

Cost of update:
Consultant Cost: $15,000
Staff time for update
Once updated: Cost borne by the applicant through application process.

Anticipated staff
time (%):

Staff time: 5% Planner for 5 months

Anticipated
Outcome:

To ensure that new projects mitigate the impacts on housing.

Probability of
Implementation:

High -The workforce housing requirements are already adopted by the Town.

There are several programs that came out of the Housing Workshops that staff can begin work on in the immediate term.
Currently, staff is working These projects may create immediate units on the ground or are policies that staff can begin work
on immediately but may take time to implement or fully develop.
Proposed Program – Modify impact fees (traffic and facilities)
These fees serve the purpose of mitigating the impacts of development. The Town traffic and facilities fees are used to help
fund road infrastructure and maintenance as well as government services such as law enforcement, animal services, and
stormwater management. However, impact fees are often viewed as a constraint on development. Rather than use flat
fees for single-family and secondary residential units, using a per square foot cost, similar to the fire, recreation, and school
fees, would allow smaller units to pay lower impact fees.

Description:

Modify impact fees to be based on square footage rather than a flat fee (with additional fees for
more than three bedrooms). This may include looking at potential for tiered impact fees and/ or
reducing fees for second units specifically.

Town Cost:

Staff time – it is likely that the conversion from dwelling unit/ bedroom calculations to square footage
can be done at the staff level.

Anticipated staff
time (%):

10% -Planner for three months
10% -Engineer for three months

Anticipated
Outcome:

It is unlikely that the change in calculation method will disincentivize second homeowners from
constructing a desired home size. The modification would reduce the cost of constructing for both
local and second/ vacation homeowners building smaller homes. Smaller homes are generally
more affordable than larger homes. An indirect benefit could also be the construction of more
compact homes which tend to be more efficient homes, which also contributes to affordability. A
new method based on square footage would address common construction techniques of creating
media rooms, lofts, offices, etc. to avoid paying higher fees for increased number of bedrooms.
Changing the fee structure may encourage other agencies to review and revise their fee structure.

Probability of
Implementation:

High - The analysis needed to complete this conversion will be minimal and can be done at the
staff level.

Pros:

This will benefit homeowners that build smaller housing units.

Cons:

No requirements for occupancy can be applied since this would be applied to all permits.

Proposed Program - Second Units Program
Second units were identified as a key component to
addressing Truckee’s housing needs. The second units do
not have any land costs, can be built in already existing
subdivisions, can use underutilized land (such as allowing
a second homeowner to have a second unit for long-term
rental) and can assist in the cost of owning the main home.
The main constraint of a potential second unit program
is homeowner association ( HOA) restrictions in older
subdivisions that prohibit the construction of second units
or prohibit the rental of second units. Additionally, many

of the older subdivisions are constrained by the use of
septic systems which reduces the potential for additional
development onsite.
This is a multi-faceted program that could include reducing
impact or other fees for second units, considering an
amnesty program for existing unpermitted second units,
campaigning HOAs to lift or alleviate second unit restrictions
soften or create a limited pool of second units), creation of
stock building plans. All of these potential programs would
have to be analyzed and a public process would be required.

Proposed Program - Second Units - Amnesty program for existing unpermitted second units

Description:

This program may include incentives such as after-the-fact building permit fees paid by the Town, with
a deed-restriction for long-term rentals. This would be most beneficial if completed in conjunction
with the impact fee review.

Town Cost:

Approximately $8,900 per permit (does not include impact fees) and staff time to review and administer
the program.

Anticipated staff
time (%):

20% -Planner to create program
Once implemented: Approximately two planner hours per permit, annual review

Anticipated
Outcome:

This program is tied to the “Campaign HOAs” program below. If HOAs allow for second units or allow
for a limited amount of second units, then the amnesty program would be more successful. However,
if successful, this would not necessarily increase the housing stock, but could make more second units
available to long term renters. (Rough estimate – 10)

Probability of
Implementation:

Low - It will be dependent on the HOAs’ willingness to discuss and change their regulations. Many of
the unpermitted second units are in subdivisions that do not allow second units.

Pros:

This program has the potential to bring second units into compliance and create safer living conditions.

Cons:

This would not increase the amount of housing in Truckee and may reward those that have not
followed the rules if other similar types of programs are not implemented for new second units.

Proposed Program - Second Units - Campaign HOAs to lift or soften second unit restrictions.
Description:

Softening restrictions may include allowing a limited pool of second units within the subdivision, which
would allow a “pilot” program to review impacts for HOAs.

Town Cost:

Staff time – meetings with HOA representatives, educational handouts, etc.

Anticipated staff 15 % -Planner
time (%):
5% -Town Manager
10% -Community Development Director

Potential Town Council time

Anticipated
Outcome:

This has the potential to increase the land availability for second units substantially and bring existing
unpermitted second units up to current code.

Probability of
Low – Many HOAs have strong restrictions against second units and have, in the past, been resistive to
Implementation: change. Additionally, each HOA has a different process or voting requirement to change any existing
CC&Rs.
Pros:

This program would create thousands of available parcels for second units.

Cons:

Unknown at this time.

Proposed Program - Second Units - Create stock building plans for second units
Description:

Stock building plans will help property owners that are hesitant or unfamiliar with the process of
construction. It will help reduce the design costs for construction of second units.

Town Cost:

Staff time
Consultant time
Architect (or potential coordination for a design competition)
Engineer

Anticipated staff 20% -Planner (more, if a design competition is anticipated) for one year
time (%):
5% -Chief Building Official
Anticipated
Outcome:

This could be successful with the “Building permit fees paid by Town with deed restriction for long-term
rentals” program described below. This program has the potential to encourage existing homeowners
that are unfamiliar with the process.

Probability of
High - There are other jurisdictions, such as Santa Cruz, that have implemented similar programs that
Implementation: can be referenced.
Pros:

This program has the potential to bring second units into single-family residential zones. It may make
the process less challenging and less expensive.

Cons:

HOA restrictions remain a constraint.

Proposed Program - Second Units - Building permit fees paid by the Town for new secondary residential units
with deed restriction for long term rentals
Description:

Stock building plans will help property owners that are hesitant or unfamiliar with the process of
construction. It will help reduce the design costs for construction of second units.

Town Cost:

Approximately $8,900 per permit (does not include impact fees) and staff time to review and administer
the program.

Anticipated staff Prior to implementation: 10% -Planner for 6 months
time (%):
After implementation: Two hours per permit, plus monitoring
Anticipated
Outcome:

This program could incentivize construction of second units. The deed restriction may only be able to
be for a limited timeframe since the building permit fees may not

Probability of
Medium - This will depend on whether or not the payment of building permit fees by the Town will
Implementation: trigger prevailing wage.

Pros:

This program has the potential to bring second units into single-family residential zones. It may make
the process less challenging and less expensive.

Cons:

There would likely need to be a sunset date on deed restrictions to encourage participation in this
program. Additionally, this program would only be successful if prevailing wage was not required on
the construction of the second units. Prevailing wage could negate the financial incentive provided
by the program.

Proposed Program - Short Term Rental Program
Short term rentals were identified as one component
of Truckee’s current housing models that impacts the
affordability market rate units available to locals. Although
there was consensus at the housing workshops that short
term rentals are appropriate in Truckee there was significant
dialogue about the number, location and disadvantage
to locals. General consensus was that short term rentals
should be regulated/ restricted and should be leveraged

to generate additional funds to use towards housing
programs. Creating incentives to convert short terms rentals
back to full time long term rentals was also discussed.
This is also a multi-faceted program that could include
restricting the amount of time that a home can be rented for
short-term stays, restrict the number of short term rentals,
and/ or increase the Transient Occupancy Tax for short term
rentals. All of these potential programs would have to be
analyzed and a public process would be require

Proposed Program - Short Term Rentals - Restrict the amount of time one can rent a short term rental through
Development Code updates.
Description:

Regulate the amount of short term rentals. This program may include regulating where short term
rentals can be, a cap on time that a home can be short term rented, and/ or prohibit or regulate the
short term rental of second units.

Town Cost:

Staff time

Anticipated staff 40% -Planner for six months
time (%):
Anticipated
Outcome:

This program could discourage short term rental investors and encourage long term rentals.

Probability of
Medium - This will require a comprehensive public process in which it is likely strong competing
Implementation: opinions will be voiced.
Pros:

This may encourage more long term rentals or discourage the purchase of investment property
solely used for short-term rentals. This will help utilize the existing housing stock rather than require
construction of large housing structures which can alter the community character.

Cons:

This program may result in more second homes remaining vacant and may not result in more long
term rentals.

Proposed Program - Short Term Rentals - Increase Transient Occupancy Tax
Description:

This program would require a super majority public vote to increase transient occupancy tax for short
term rentals. This program may look at allowing different levels of taxes based on occupancy (primary
homeowner with room rentals vs. investment property solely used for short-term rentals).

Town Cost:

Staff time

Anticipated staff 25% -Planner for a year
time (%):
25% -Accountant for a year

Anticipated
Outcome:

This program may reduce the amount of transient rentals depending on the amount of increase and
would increase the amount of dollars available for housing projects. A 5% increase (from 10% to 15%)
would generate approximately $700,000 to $800,000/ year.

Probability of
Medium – requires a super majority public vote. A separate group would have to be mobilized to
Implementation: campaign for voter approval of the taxes. This program would be best if applied regionally.

Pros:

This program may reduce the amount of transient rentals depending on the amount of increase and
would increase the amount of dollars available for housing projects.

Cons:

This program may disincentivize a component of Truckee’s economy that has historically been a staple
and, if not applied regionally, can negatively impact Truckee’s tourist economy.

Proposed Program - Short Term Rentals - Restrict total number of short term rentals allowed through
Development Code Updates

Description:

This program would restrict the total number of short term rentals allowed. This may require a lottery
and a cap for particular zoning districts or subdivisions.

Town Cost:

Staff time

Anticipated staff
time (%):

30% -Planner

Anticipated
Outcome:

This program could ensure that there is a balance to short term rentals in the Truckee community.

Probability of
Implementation:

Medium - This will require a comprehensive public process in which it is likely strong competing
opinions will be voiced. The criteria for how short term rentals will be restricted (by area, by percentage
of area, etc.) will require in-depth discussion from stakeholders from all sides.

Pros:

This program would reduce the amount of transient rentals and possibly make housing units available
for long term rentals.

Cons:

This program may disincentivize a component of Truckee’s economy that has historically been a staple
and will require significant enforcement action.

Proposed Program - Short Term Rentals - Vacation Rental Permit Program

Description:

This program would require a vacation rental permit for short term rentals.

Town Cost:

Staff time

Anticipated staff
time (%):

20% -Planner for six months

Anticipated
Outcome:

This program could provide a review mechanism to ensure compatibility and notification to neighbors
and would be a tool to monitoring short term rentals. This program would likely be a tool that should
implemented with any other new restrictions on short term rentals.

Probability of
Implementation:

Medium - A comprehensive public process will be required which will likely have strong competing
opinions.

Pros:

This program would provide a mechanism for staff to review projects. Depending on the cost of the
permit, this would provide funding for enforcement actions and monitoring.

Cons:

Enforcement may be costly and time intensive, particularly with existing vacation rentals.

Proposed Program - Short Term Rentals - Incentives to Rent to Locals
Description:

This program would create incentives to homeowners to rent their homes to locals rather than enter
into the short-term rental market. One idea included a reduction in property taxes for those who rent
their homes to long-term renters or one idea was to use financial means to incentivize conversion of
short-term rentals to long-term rentals.

Town Cost:

Staff time

Anticipated staff
time (%):

30% -Planner

Anticipated
Outcome:

This program, in conjunction, with disincentives, could be a way to even out the cost benefits between
short-term and long-term renting.

Probability of
Implementation:

Medium - This will require a comprehensive public process in which it is likely strong competing
opinions will be voiced.

Pros:

Using an approach that utilizes disincentives and incentives would create a stronger program that may
be a benefit to both the community and the homeowner. With incentives, there is also the potential
to apply deed restrictions to ensure that the intent of the incentives are being met.

Cons:

Homeowners who are currently long-term rented may see these incentives as a reward to those who
have short-term rented that they were not provided. A balanced approach that allows for current
homeowners who rent to locals to benefit should be considered.

While there would likely be work that begins in the near term, such as budgeting or regional dialogue, work on the midterm
action items would occur over the next 1 to 3 years.

Proposed: Zoning Map and/ or Development Code Amendments for Key Housing Opportunity Sites
Description:

Areas such as West River Street, Donner Pass Road (Envision DPR), and some of the manufacturing/
commercial districts could be key sites for housing or increased residential densities. The Development
Code and Zoning Map could be explored to find areas with potential for higher residential density
targeted for underdeveloped housing types such as workforce housing, locals housing, small dwelling
projects, rental housing, etc. This would be best done in association with a developer, but the Town
could make these sites more desirable for housing opportunities.

Town Cost:

Staff time

Anticipated staff This project would entail considerable Planning staff time and a major public process.
time (%):
Anticipated
Outcome

This would be best done in association with a developer, but the Town could make these sites more
desirable for housing opportunities. Combining this with the 2018 General Plan Update could create
greater efficiencies.

Probability of
High
Implementation:
Pros:

These revisions to the Development Code can help encourage housing in areas that are ideal for
housing - close to amenities and walkable.

Cons:

These revisions may take away from other amenities and uses that may be desired or needed such as
more commercial or manufacturing spaces.

Development Code Amendments
Description:

Other Development Code amendments such as reviewing allowances for density in manufacturing
zones, re-visiting the FAR incentive area and current incentives for mixed-use development, and creating
flexibility in Development Code standards for affordable or workforce units should be explored.

Town Cost:

Staff time

Anticipated staff 30% -Planner
time (%):
Anticipated
Outcome:

If an incentive-based approach is used, it is likely that there would be significant support from property
owners and developers.

Probability of
Implementation:

High

Pros:

These amendment can incentivize construction of housing in non-residential projects to create mixed
use areas. Flexibility in standards may incentivize construction of housing and alleviate other constraints
in development.

Cons:

Development Code Amendments should consider the big picture and consequences.

Regional Housing Corporation Non-Governmental Organization
Description:

This organization would work to implement the Housing Action Plan to facilitate or implement
projects through partnerships with community organizations, property owners and developers, and
others, as appropriate.

Town Cost:

Staff time for support

Anticipated staff
time (%):

20% -Planner

Anticipated
Outcome:

A separate/ independent organization that can work in multiple jurisdictions to partner with
developers and property owners to bring actual housing projects and programs to the region. With
initial support, the organization would become self-sustaining and would be able to provide direct
services to the regional community.

Probability of
Implementation:

Medium

Pros:

This entity would have the power to help create actual housing units that local jurisdictions may not
be able to do.

Cons:

Unknown at this time.

Funding Sources
Description:

Programs listed within this status report and any other future programs will require funding. Funding
options such as a modest parcel tax, real estate transfer tax, or increased sales tax should also be
explored. Any potential future cannabis tax should also be considered as sources for housing funds.
Additionally, existing funds from other programs that are being considered by the Town may be
reallocated towards housing through the budget process, if Council chooses.

Town Cost:

Staff time

Anticipated staff
time (%):

40% -Planner
60% -Admin staff

A separate group would have to be mobilized to campaign for voter approval of the taxes.

Anticipated
Outcome:

These taxes would create an ongoing funding stream. Taxes would ideally be applied on a regional
basis to ensure that one portion of the region is not negatively impacted over other areas. Additionally,
ancillary impacts such additional costs for home ownership should also be considered. A second
component of this study would be to determine what to use the money for: down payment assistance,
direct building subsidy, paying impact fees, or helping with needed infrastructure, etc.

Probability of
Implementation:

Low

Pros:

All of these potential funding sources could provide an additional revenue stream to help construct
housing or support housing programs:
Parcel Tax: $50/ year on every parcel generates $650,000/ year
Sales Tax: A 0.25% sales tax would generate roughly $1.2 million/ year
Cannabis Tax: Approximately $150,000/ year

Cons:

A parcel tax, while it may create a revenue source, would also create an additional cost to
homeownership.

All taxes, if not applied on a regional basis, may create unfair competition and drive businesses out of
Truckee to neighboring communities that may not have the same taxes.

Long term activities will be ramped up during the General Plan update process. Potential programs include the following:

Generate more housing opportunities through the General Plan and Housing Element processes.
Update the Downtown Specific Plan and explore more aggressive higher density downtown housing opportunities.
Work with regional partners likely through the Housing Council to find broader regional solutions. This might involve
Placer and Nevada counties, the major ski resorts, major regional employers ( e.g. hospital, TDPUD, etc.). The level of
staffing effort on this will depend in large part on how the Housing Council is organized, managed and funded.

Prioritization Matrix for Immediate Actions
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Key Questions/ Topics:

Immediate
Actions
Modify Impact
Fees

What are we missing? What
other programs should we
P
I
I
C
H
N
H
S
S
R
P
consider as part of a locals
housing strategy that are not
High
Medium
Low
Medium High
listed here?

Amnesty
program
for existing
unpermitted
second units.

Low

Low

Medium

Medium

Low

Campaign
HOAs to lift/
soften second
unit restrictions

Low

High

Low

High

High

Create stock
building plans
for second units

High

Medium

Medium

Medium

High

Building permit
fees paid by
Town for new
second units

Medium

Medium

Medium

Low

Medium

Restrict the
amount of
time one can
rent short term
rentals

Medium Medium

Medium

High

High

Increase
Transient
Occupancy Tax

Medium

Low

Low

High

High

Restrict total
Medium
number of short
term rentals

Medium

Low

High

Low

Vacation Rental
Permit

Medium

Medium

Low

Medium

Medium

Incentives to
rent to locals

Medium

Medium

Medium

Medium

Medium

The Town Council has taken
action on the Regional Housing
Council and the Gray’s Crossing
housing opportunity sites. Of
the remaining three immediate
action items, which one should
staff focus on first? Second?
Last? – Modify Impact Fees,
Second Unit Program, and
Short Term Rental Program. Are
there sub-programs that should
be prioritized over others?
Istheoveralltimingappropriate?
Are there components within
the Second Unit Program and
Short Term Rental Program that
should be prioritized over other
components or should they be
looked at as a package?
Are there specific outreach
efforts that staff should pursue
now?
Is there anything that should
not be pursued by staff?

Next Steps:
Based on the direction and discussion provided by the Town Council, staff anticipates that a formal work plan will
be presented at a future regular Town Council meeting. Additionally, any actions or programs will require a separate
public process prior to adoption and implementation.

Attachments:
Summary from Housing Workshop #1
Summary from Housing Workshop #2

Attachment #1

Summary from

HOUSING
WORKSHOP

1

January 31, 2017 Housing Workshop #1
Summary of Breakout Sessions
Regulations
Key Takeaways
Top priority:
Modification of Town impact fees (traffic and facilities) to
a square footage basis .
Second priority
Reduce infrastructure for projects that provide more
affordable housing or housing targeted to locals.

Overall, based on discussions with community members,
many of the ideas that were discussed revolved around
reducing regulations on secondary residential units. These
ideas ranged from figuring out how to build secondary
residential units on parcels with septic through use of
graywater or composting toilets, increasing the disturbance
threshold for single-family residential sites, removing
distance requirements for second units, and allowing tiny
homes on wheels as second units.

Non-governmental Partnerships and Actions
Key Takeaways
Top priority:
Actively pursue and participate in projects that have the
potential to create new “locals” housing.
Second priority
Housing Council
General tone of ideas/ comments/ questions was
positive. People generally agreed that this is a
problem we are capable of solving.

People were passionate about their personal
contributions, and not afraid to share their ideas in a
group setting.
Majority of the votes went toward staff-generated ideas.
One unique idea is partnering with local employers
to design an employer-assisted housing program to
help employers take responsibility for helping their
employees find housing
Top ranked idea from this station was for Town to
continue pursuing projects that create locals housing.

Innovative Ideas
Key Takeaways
Top priority:
Develop stock building plans.
Second priority
Zoning changes to create a designated zone for a tiny
home community or to reduce requirements for tiny
homes (e.g. Eliminate requirement for a foundation and
allow permanent tiny homes on wheels).

There is significant interest in addressing short term rentals,
from both a regulatory perspective and as a potential
funding source. There is significant interest in alternative
housing types, such as tiny homes.

Incentives
Key Takeaways
Top priority:
Subsidize development of affordable or local housing
impact fees, infrastructure requirements, etc.)

Overall, community members thought second units should
be easier to build. Collaboration is a key component in
creating incentives that work.

Second priority
Eliminate fees for building second units.

Funding Sources
Key Takeaways
Top priority:
Increase TOT on short term rentals and earmark these
funds for housing

Second priority
Cannabis tax to fund housing programs.

Attachment #2

Summary from

HOUSING
WORKSHOP

2

March 1, 2017 Housing Workshop #2
Summary of Table Sessions
Tiny Homes/ Second Units
To increase the number of second units in Truckee we must:
Reduce fees associated with building a second unit
Find out which HOAs restrict second units, and which do not (this is a to-do task), then develop strategy to
remove those restrictions
New idea: Offer HOAs different option than just allowing all lots to build second units by-right, and propose
limited pool, via lottery, for homeowners to build within a specified timeline
Stock building plans are a good idea
Partner with manufacturer of pre-fab homes to build per the stock building plans specs
Tiny Homes – we really got mixed reviews here:
Tiny homes should be allowed use as second units
Tiny Home villages could be located close to transit/ resources
BUT, some said tiny homes should NOT be located near transit, save that space for more dense developments/
multi-family
No general consensus on whether we want to see tiny homes on wheels or foundations, but agreed being on
wheels provide cheaper construction

Funding
The small group discussed a variety of potential funding opportunities that could be used in support of the preservation or
construction of “locals” housing. They included the following:
An increased sales tax for housing. A .25% increase in sales tax would generate about $1.2 million per year. Such
a tax would require a supermajority public vote.
Many of the participants liked this option because of the revenue generated at relatively low impact on the price
of goods. There was concern expressed about the potential impact on local business, particularly as the special
sales tax in Truckee grows that much higher than the surrounding area. It appeared to be a relatively strong
consensus that this funding option should be explored further.
Use the proceeds from the potential tax on cannabis sales and/ or process if the Town decides to allow these uses.
In peer communities, such a tax has generated $150,000 per year. Such a tax would require a supermajority public
vote.
This was the most favored option of all of the funding sources. There appeared to be a common belief that
it could generate significantly more than $150,000 in Truckee. There were also comments about how the
proliferation of “grow houses” in Truckee is having a negative impact on the availability of housing for locals.
Strong consensus that this funding option should be explored further.
Increase the transient occupancy tax on short term rentals and use the proceeds for housing. An increase of the tax
from 10% to 15% would generate $700,000 to $800,000 per year.
This funding option generated significant discussion. There were several that thought that houses that may
rent out a room but maintain a permanent household should not be taxed at the higher rate. Others suggested
that if a property included a second unit or “lock off” that was occupied by a local then the higher tax rate should
not apply to the short term rental on the property. There was interest in studying this funding source further.
Construction impact fee for housing. A $1 per sq. ft. impact fee would generate approximately $250,000 per year
and add $2,500 to the cost of an average size home.
There was concern expressed that this would increase the cost of housing and could be difficult to establish the
required nexus. It was also suggested that this fee should only apply to “larger” houses geared to second home
buyers. There did not appear to be strong interest in pursuing this funding source further.
Parcel charge for housing. A $50 per year parcel charge would generate approximately $650,000 per year.
It was suggested that maybe the rate should be increased but a homeowners exemption or reduction provided
for homes that are occupied by residents. There appeared to be significant support for pursuing this funding
option further. A derivation of this concept was to charge a higher property tax rate on second homes as is
done in Park City and Vancouver.
Leverage large resorts to provide funding for housing.
Although raised in the discussion it was identified that most of the local resorts are not in Truckee.

March 1, 2017 Housing Workshop #2 Summary

Commit to financial partnerships to employers that are providing housing.
Institute a Real Estate Transfer Tax, particularly on large homes or high value homes selling at $1 million or more.
Charge a higher property tax rate on second homes that do not house a permanent occupant.

Residential Development Opportunities
Site 1: Neighborhood In-Fill (Sierra Drive):
Should be start-up homes
Look at doing duplex units, maybe also with second units
If duplex units, do something innovative
Target single professionals
Allow for more than 22 units if they are small
Tiny homes on permanent foundations could allow for more density
Prime property for higher density, should discourage single-family
If single-family is proposed, only allow if down payment assistance is provided to ensure they are affordable to locals
Site 2: Incomplete Neighborhood (Spring Creek)
Create model plans that could be purchased at a low cost, including small single-family and tiny homes
Incentivize second units on the single-family parcels
Provide down payment assistance
Incentivize the construction of the remaining duplex units (more modular units to help with affordability?)
Site 3: Riverfront Opportunity (West River Street)
Locate commercial along the frontage and cluster residential along the river to create a neighborhood
Undergrounding of utilities and stormwater treatment is expensive = lots of up front cost burden which makes
building difficult and deters development
The Town now has better receiver-site opportunities such as Joerger Ranch (PC-3) and Pioneer Commerce Center
to relocate less desirable river front uses [e.g. repair shops, outdoor vehicle and material storage]
Needs to be acknowledgment that you might kill businesses in redeveloping the property
Would be a tough site for publically-financed affordable housing, but good site for high density multi-family/
apartments (multi-story buildings)
Could be an opportunity site for a developer-developer partnership, one for a commercial component and one for
a residential component
Critical to include dining on this site since there is nothing else around; dining would create a draw
Some single-family houses along the river could be appropriate to help fund other affordable housing on-site
The Town needs to be pro-active in finding developers
Working in California is more expensive than elsewhere = disincentive; this is especially true working under the
California Building Code versus the International Building Code
Increasing density will decrease cost = incentive
Could be a good site for work/ live units if they are flexible enough to allow for a variety of businesses
Drive creative parking solutions and require less parking overall (e.g.required car sharing, lower parking requirements,
incentives for Uber)
We need to look at higher density; density isn’t right in every location, but where is makes sense such as this site,
we should be pushing for more
Good site for multi-family rentals (there are too few in Truckee)
Could reach out to groups like HGTV that have worked in the Tahoe area to film our housing story and progress
Placer County has a role in the solution, what about creating a new fee to support housing (e.g. filming permit for
activities like the Audi commercial on Highway 267 in Placer County that caused traffic back-up in Truckee)
If the zoning can be changed, increase the number of residential units that could be built
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Site 4: Mixed-Use (Envision DPR):
If the Town is going to subsidize the development of mixed-use by allowing for concessions, there should be some
guarantee that the residential units will be used for residential purposes in perpetuity (and not converted to office)
Incentivize density but for a full spectrum of housing types
New single-family homes would not be appropriate in this corridor; multi-family apartments, units on top of buildings
would be more appropriate
Need to look at improving public transit and walkability; this is a key corridor; Envision DPR project sounds like the
Town is working on changes which will spur new investment = good
Don’t require too much parking, only just enough
Key investment in infrastructure would further inspire privately-owned property upgrades
Create a “DPR Pilot Project,” a catalyst project to jump-start change. Tag Envision DPR as “the place for locals”
Tiny homes are not an efficient use of land in this area, would be more appropriate elsewhere; they are like a
grown-up/ modernized version of mobile homes which is a needed segment in our community but pose challenges
because they are regulated by the State

Short Term Rentals
Restrict frequency with which each short term rental property (STR) can be rented
Would need to restrict to <90 days/ year if objective is to even the revenue that can be earned from Short Term
Rental and Long Term Rental
Could result in selling off of STRs—this could put more housing back into primary resident pool (home purchase
or long term rental); This could also hurt housing values in Truckee
Unclear how many current STR properties would turn over to long term rental vs. sit vacant when vacation
home owner is not using property
Restrict number of STR units
Could result in selling off of STRs—this could put more housing back into primary resident pool (home purchase
or long term rental); This could also hurt housing values in Truckee
Restrict number of STR vacation homes, but continue to allow STR of primary residences ( e.g. occasionally
while owner is on vacation, or rental of a spare bedroom). This would allow primary residents to supplement
mortgage and other living expenses but would reduce investment in properties for STR.
Unclear how many current STR properties would turn over to long term rental vs. sit vacant when vacation
home owner is not using property
Consider zoning to restrict areas where STRs are allowed. Certain zones could be designated as “locals housing”
and not allow STRs (e.g. Mammoth Lakes does this)
Increase taxes
Increase Transient Occupant Tax (TOT) on all residential STRs
Increase TOT on out-of-area owners who operate STRs (i.e. non-primary residences)
Increase TOT on all residential STRs, with certain exceptions for primary residents who rent out an extra bedroom
as STR. Rationale: rental of an extra room is used to support mortgage and essential living expenses
Concern that increasing TOT will drive more STR operators “underground” to avoid paying TOT
Consider different regulations for primary residences vs. non-primary residences (i.e. vacation homes occasionally
rented as STRS, or full-time vacation rental properties)
Create incentive to turn over STR properties into long term rentals
Incentive could be through reduction in property tax
Concern that CA has laws that are not favorable to landlords, therefore owners may not be interested in long
term rental
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Impact Fees/ Incentives/ Development Standards
Impact fees should be based on square footage
Make sure that the impact fees match the impacts
Consider the possibility of tiering the impact fees based on size or use ( short-term rental / second home vs.
primary residence/ long-term rental)
Concern that smaller homes can still be sold to second homeowners and not to locals – no way to deed restrict
if the impact fee reduction is applied across the community
Use the impact fee as a disincentive for second homes/ short-term rentals
Actively market second units to make it easier for people to build; set goals for a number of second units in a certain
amount of years
Land costs make new construction difficult but second units are a good solution
Find a way to lift the HOA requirements prohibiting second units
Reduce/ eliminate fees for second units
Expedited permitting
Subsidize impact fees for second units for five year long-term rental restriction
Create stock building plans for second units
Amnesty for existing illegal second units
Revisit Mixed Use incentives
Consider if this is what we want
Require mixed use for all projects 10,000 s.f. or more (currently, the requirement is 20,000 s.f.).
Incentivize housing in Truckee in centralized locations to encourage walking and access to jobs, amenities, and
groceries.
There was concern over any programs that would incentivize conversion of current short-term rentals to long
term rentals. In general, the group did not want to “reward” those that currently rent their properties as short-term
renters over those that already rent their properties as long term rentals.
Down payment assistance
For all homebuyers, not just first-time
For potential landlords who are interested in renting the home for long-term rentals
Create an employer-pooled assistance program. It can be complicated but it would be a way to help employers find
a way to help their employees find housing.
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For more information:
Town of Truckee
Community Development Department
Planning Division
10183 Truckee Airport Road
Truckee, California 96161
530-582-7820
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1.

CALL TO ORDER—

2.

ROLL CALL:

3 Truckee Airport Road, Truckee, CA

Mayor Goodwin called the meeting to order at 6: 00 p. m.

Council Members; Flora, Tirman, Abrams, Vice Mayor Wallace Dee, and

Mayor Goodwin.

Staff Present:

Yumie Dahn, Associate Planner; Denyelle Nishimori, Planning Manager;

Kirk Skierski, Assistant Planner; Hilary Hobbs, Management Analyst; Nicholas Martin,
Administrative Analyst II; Anne Cahill, Administrative Analyst II; Jeff Loux, Community

Development Director; Tony Lashbrook, Town Manager; and Judy Price, Town Clerk.
3.

PLEDGE OF ALLEGIANCE —led

4.

PUBLIC COMMENT -

5.

WORKSHOP ITEM

5. 1

Housing Workshop#

by Valerie Brinker.

none.

3—

Recommended Action:

Housing Workshops Status Report
Provide staff with general direction.

Dahn,

Associate

Planner,

Community Development Director and Yumie
presented from the staff report ( presentation on file with the Town Clerk).

Jeff

Loux,

In response to Council questions:

Short term

rental

application

permit

program

would

be

similar to

a

zoning

clearance and reviewed for compatibility with adjacent uses.
Transient

Occupancy Tax (

TOT)

increase would

go to the voters

in

order to

implement:
o

General Taxes

require

a

simple

majority to

approve.

A special tax such

as a tax specifically for housing takes two/thirds supermajority to approve.

Designating current TOT funds to any specific use are in Council' s preview.
The Town has discussed entering into an agreement with Air BNB to collect and
remit

TOT but

they

are not

willing to

collect

Truckee

Business

Tourism

Improvement ( TBID) assessment.
o

Town

There are multiple platforms used to rent short term accommodations.
can

assistant

Homeowners

Associations ( HOA)

with

costs

related

to

changes to their regulations.
o
o
o

Step

one -

figure out the different HOA rules related to second units.

two - campaign the HOA for the change.

Step
Maybe

a

certain

number

of

units

per

neighborhood

could

be

an

alternative discussion.
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Impact Fees:

o

Concerns that smaller homes could be sold for second homes.

o

The Town cannot place a deed restriction on a unit without an agreement.

Utility fees are subject to proposition 218 votes not nexus rules.
If the Town pays the fee than it is a contract that we could require a deed

o
o

I

restriction for.

More recent subdivisions in Truckee restrict the HOA from prohibiting

o

second units. If the property has a septic system than it is restricted to a
single residence.

Look at Santa Cruz and determine if there regulations on second
units worked.

Employer assisted housing:
o

Staff is talking to employers, non- profits, and other agencies.

o

The workforce housing requirement is on the books and required.

o

The Town of Truckee has not committed to being the bedroom housing
for ski- resort employees.

Issues for the new Housing Counsel that can build housing.
o
Employers' interests in helping employees find affordable housing.
These

o

regulations will work

better regionally

rather

than just in Truckee.

Mayor Goodwin opened the item to public comment.

Nick Pullen, vacation rental company owner and on the TBID committee member stated:
Great ideas in this packet, in his opinion, limiting short-term housing will not
increase homes for locals.
use.

These are second homes that owners also want to

If they sell it the next person is likely going to be a second home owner.

How do you get more people to be a long term rental investor?
The local market is not good for purely short-term or strictly long—term rental
investors.

Jan Holan, Truckee resident since 1989:

Stated addressing the impact fees will require leadership to bring all the agencies
to the table.

Stated

that fees for

construction

in

Truckee

are

higher than

elsewhere for

housing units.

Suggested having lower rates for all the jurisdictions for smaller units
Recommended if you deed restrict a unit, allow the owner to pay down the loan
and sell it at market restricted housing.
Jan Zabriskie:

Questioned the lack of reference to mobile homes in this document.
o

Response:

Are mobile homes more or less expensive?

In the current standards mobile homes and tiny homes are allowed on

permeant foundations, snow load is a challenge, and some Covenants, Conditions, and
Restrictions ( CC& R) prohibit them.

Town of Truckee

April 19, 2017, Housing Workshop
Page 2

I

AGENDA ITEM

Joan Jones, Truckee resident:

Encouraged a look at the Development Code to see where it has discouraged
land

divisions

and

smaller

homes.

Commission on the issue, the

cost

To bring an argument before Planning

is very high ($ 7, 000).

Consider reducing the variance costs for local housing.
Kristy

Thompson,

MWA,

Association

Contractors

and

of

Truckee

Tahoe

( CATT)

Affordable Housing Committee Chair, speaking regarding second units:
It is a win-win solution.
o

Supports amnesty, stock building plans, and payment of fees.

Recommended Town proceed cautiously with deed restrictions, CATT does not
support deed restrictions that extend for decades.
o

Consider allowing the payment of the value of the restriction when sold to
be recycled back into the incentive program.

Analysis by a realtor member suggests that further study of an appropriate
timeframe on loans and subsidies be considered.

Tony Commendatore, Aegis Insurance Market, CATT Affordable Housing Committee
Vice Chair:

Encouraged incentive based programs versus increasing regulations.

CATT does not support any single source tax or fee; currently CATT does not
support real estate transfer fees, sales tax, cannabis tax or any new tax aimed at
one group.

Recommended a property tax.
o

A

small

tax

property

affordable

parcel

of

$

50

per

property

provides

broadly

based

It is not subject to the economic downturns or the

tax.

weather and could be used to leverage other funds.
Response to

Speaking

questions:

on

behalf

of

CATT.

A

parcel

tax —everyone

pays.

A transfer tax would affect only the transfer market. The funding needs to come from
The $ 50 property tax is not enough, but it could leverage other future
multiple places.
funding.
Jeff Brunnings, Truckee resident:

Stated, increasing TOT and reducing the availability of supplemental income to
locals

will

prevent

him

from

price

being

competitive.

TOT

will

have

to

be

absorbed rather than passing it on.
Response to

questions:

His personal situation would prevent him from passing on the

tax as he only rents at certain selective times and must remain competitive on his price.
Pat Davison, Executive Director

of

the CATT:

i

Qualified her comments, stating they may change positions with new information.
Stated traffic

and

facilities impact fees -

CATT strongly supports fees by square

footage.

ICATTsupportsthediscussionwiththeHOA.
Opposed taxes

on short

term rental.

No

single

group

should

pay for

housing.

I

IQuestionedwhatwouldtheconsequencesofreallocatingcurrentTOTlooklike.

IConsidersecondunitsonseptic.
Staff priorities should be: Impact fees, second units, stock building plans and

incentives short term rentals to go long term
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Create an incentive based program with no new regulations.

Make sure the cost of these new p ro 9 rams does not exceed the benefits.

Re-allocation of the currently collected TOT tax is a budget discussion.

Response:

Currently TOT is used as a source on income to repair and plow roads and provide other
Town services. The notion is to have a steady stream source of income.
Dave Gove, NSM Construction:
Urged Council to

engage

the homeowners

associations.

I

These larger associations need to increase our efforts to communicate.

o

Use resources to address having second unit prohibitions, prohibited at

o

the State level.

Valarie Brinker, Dickson Realty:

Eliminating short-term rentals is detrimental to our tourist economy, and will
affect affordable accommodations tourism, TOT and sales tax generated by the
visitors.

Short-term rental restrictions will not provide additional long term rentals.
Vacation rental owners want to use their homes for personal use.
Evaluate the pros and cons incentives.

o

Teresa Crimmons, Family Resource Center of Truckee:

Suggested Council consider while they prioritize housing to keep eyes on the
local work force and prioritizing families with students in our school systems.

Wendy Sullivan, workforce housing consultant:

Spoke regarding one incentive program for " STR" in Summit County Colorado,
Housing Authority with a local foundation; they have 20 short-term rental units
that

signed

long- term

up to be

rentals

for locals

at

a

cost

of

about $

2, 000 per

unit. She can provide additional information if desired.
Per

unit

versus

per

square

foot

fees — good

to

change

the

dynamic

of

constructing smaller units.
Employer

assisted

housing

program

is

fantastic;

any

opportunity

to

help

employers with the housing issues is great.
Districts can help since they are employers too.
Provided examples of other communities that have employer assistance

o

programs.

Matt

Hanson,

handles both

Owner -

short and

Tahoe Truckee

long

term

Homes ( small

real- estate office in Town that

rentals):

I

We are losing five of our long- term rentals, three to sale and two to owners that
want to utilize their property along with vacation rental opportunities.

The numbers for investors to purchase property for rental do not make sense.

Provided anecdotal information regarding property owners' inability to purchase
residences for long- term rentals.

Recommending opportunities for multifamily projects.
o
Provided anecdotal information regarding the Wergland House.

I
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Nikki Riley, Director for Mountain Area Preservation ( MAP):
Stated people that are the fabric of the community. Not everyone can afford to be
here to speak. Consider everyone that is part of the community.

Consider those living in sub-standard housing here in Truckee.
Assist

those

effected

on

Donner

Pass

Road, ( Sunset

Inn,

and

Mobile

Home

Parks) as they rehab and redevelop. The current residents need to be relocated.
Urged Council to be creative and considerate of those not in the room tonight.

Lynn Saunders, Truckee Chamber of Commerce:

The chamber board and staff are actively involved in this issue.
It is too soon to take hard lines positions on any proposal these yet.

The Chamber represents many different stakeholders in the businesses and
tourism industries, including the Truckee Tourism Based Improvement District
TBID) members that represent short-term property rentals.
The Chamber looks forward to continued involvement in the process.

Pier

Newman,

Truckee

twelve- year

resident,

not

representing

any

employer

or

organization:

Stated work as a Human Resource Manager for a large employer and sees

people leaving Town because of housing.

Affordability, Availability, and Adequacy
o

Affordability not only for low but also for the medium income residents
that

are

not

qualified

for

the

affordable

housing,

but

cannot

afford

to

purchase a home. This represents mid- managers, school teachers and

police in the area.

Questioned how the incentives will improve the affordability of units?

Questioned if there are incentives for employers to help find or build housing for
their employees.

Can

we

a
for the maintenance of
ut in toll booths to allow visitors to hel
ourpppY

local roads.

Daniel Fraiman, local business owner, employer, and provider of affordable housing for
roughly 100 residents:

Stated he has looked at building more apartments and has found it financially
unfeasible.

Urged the Town to work with the special districts as well to address the Impact

fee structure for multifamily units.

Jim

Winterberger,

Tahoe

Improvement District ( TBID),

Getaways,

Chair

of

the

Truckee

Tourism

Business

but not speaking on behalf of the TBID:

Stated the overall impact of short-term rentals, restaurants, retail and vendors, is

huge and anything you take away from this will trump what we would put back
into affordable housing. Targeting short-term rentals is not the answer.
Who needs it the most, is it the teachers, the public service workers, others?
o

We need to identify where the need is the greatest, and work to address
the specific need.
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Gordon Cross, local, and design drafter:

Requiring that tiny and mobile homes be on a foundation makes it unaffordable.
Requested creating regulations that make tiny and mobile homes doable.
o

Change rules to allow them as second unit without foundations.

Mayor Goodwin closed public comment.

Council Direction:

Big Picture thoughts:
Incentives

Fifty

are

percent

the

right

of our

direction.

homes

are

I
homes.

second

1Nendy Sullivan mentioned

Summit County Colorado, using incentives to move short-term to long- term
rentals.

There is an oppor unity to try to find land to produce multifamily housing.
1iVhat are we missing?
Land

cost

being

a

primary driver —land

owned by the Special Districts is a

potential opportunity and should be part of the discussion.
Exciternent

building

stock

around

plans

for

units;

second

We

should

consider providing stock plans for duplex and triplex units.
mobile

Regarding

Building Code,
they

relates!

on

to

hooking

are

requirements

to local

foundations # hen

to properfy tax, but

subject

there

not

are

The

homes:

and are subject

up to

utilities.

neighborhood

they are

create

still

come

load,

snow

from

the

California

requirements.

seismic

If

registered vehicles and not

service

demand.

There are issues

The impact fees come in for utilities and

compatibility

Mobile

issues.

homes

not

on

foundations can be located in enobile home parks; foundations are required
to

place

them

outside of parks.

Yhis is more of a temporary solution rather

than a sustainable solution.

Prioritizing
Impact fees
o

Per square foot.

o

Special district fees ( second homes as well as size of home):

o

Payment for deed restrictions prior to property sale.

o

Regarding fees, the Town compares from the middle to high end.

Through the Regional Housing Council.

Second Units
o

Focus

on

Homeowner

a4ssociations

(

HOA)

with

a

percentage

approach.

Provide assistance
Conditions
second
o

and

to the FiOA to assist in the Covenants,

Restrictions

( CC

R)

changes

that

allow

uroits.

Revisit guidance at the Development Code level.
Septic tank prohibition on second unit requirement.

Three acres or larger could be feasible.
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Septic

systems

are

calculated

based

on

number

of

fixtures; it should not matter if the fixtures are in one
structure.
o

There may regional board or county regulatory
barrier to test.

Classifying duplexes as multi- family, and get creative with the
duplex incentive discussion.
o

Where they are forbidden:
Some work needs to be done to establish the value impact of
a second unit on the property and neighbors.

Stock Building Plans.
Incentives short-term rentals going to long- term.
Disincentives short-term rentals with fees.

Funding source:
o

Having all homes pay a parcel tax versus second homes paying an
additional

tax.

I

o

No funding source should be off the table for discussion.

o

Economic analysis of the potential funding source options.

No one funding source will solve this issue.
Short term rentals last:
o

Proceed

with

caution

questions— will

on

regulating —be

sure we are asking the right

it achieve our goals?

Cognizant of the loose of Transient Occupancy Tax and sales
tax revenue based on regulating or taxing short-term rentals.
Where would these visitors stay?

Whatever we do should be done regionally.
o

Taxes are subject to votes of the public.

o

You can reduce the tax without a public vote.

o

Remain aware of those that rent their primary residence, a room or
their home for a few nights.

Housing Council tasks:
o

Regional Housing Corporation.

o

Funding —regional equity.

Unless we can identify a sustainable funding source these programs may be one
and done.

6.

ADJOURNMENT

To the regular meeting of the Town Council, April 25, 2017, 6: 00 p. m. at 10183
Truckee Airport Rd, Truckee, CA

Approved:

Morgan Goodwin, Mayor

96161.

Respectfully submitted by:

Judy Price, MMC, Town Clerk
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