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March 15, 2018
To: Board of Directors
From: Jeff Loux, Town Manager — Town of Truckee

Subject: Workforce and Affordable Housing in the Town of Truckee

Message:

Briefly share with the TD Board and community all the various tasks and activities the Town is
engaged in with respect to housing and especially work force and affordable housing. The actual
discussion about short term rentals will be very brief since the Town has just begun thinking about
it and has not done much yet. But, it might be valuable to get the TD Board members ideas about
it. I was hoping to finish by talking about our pending update to the Town’s General Plan, which
we are now starting. I realize that was not on the list asked for by TD, but it seems relevant since
we are hoping to get maximum community engagement by all sectors of the community including
TD.

Jeff Loux
Town Manager
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Town of Truckee

MARCH 13, 2018




ROLE OF A GENERAL PLAN

Long term blueprint for the community’s vision of
future growth and conservation

Seven mandated elements:

Land use  Open space
Circulation * Noise

Housing e Safety
Conservation




WHY UPDATE A GENERAL PLAN?

* Re-evaluate the existing General Plan & vision for

Truckee
* Incorporate new laws & state-mandated General

Plan requirements
* Consider emerging community issues & planning
strategies




WORK PROGRAM

2-3 year process
Update for new State mandates
» Traffic (VMT standard), air

quality, climate adaptation
& resilience, etc.

Re-evaluate the community

vision

Public engagement driven

Environmental review (EIR)




PUBLIC ENGAGEMENT

Outreach to all segments of the
community in a way that works

for them...

v" Flexible hours / locations
v Pop-up locations

v’ Social media

v’ Surveys, workshops

v Paper & en espafiol

v' Open conversations
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PUBLIC ENGAGEMENT

broad outreach

* Ongoing outreach -
throughout the process y &?o"r‘n'&‘r’\'é'éi

e Continuous check-in with the
community, Planning
Commission and Council




TECHNICAL ADVISORY COMMITTEE

Councilmember (& alternate)

Planning Commissioner (& alternate)

Housing advocate rep

Alternative transportation advocate

Building community rep

Non-profit representative

Homeowners association rep

Developer

Business owner (small—25 employees or less)
Business owner (larger—more than 25
employees)

Environmental advocate rep

Youth member from local high school
Community member at-large rep (one or more)



SUPPORTIVE ADVISORY TEAMS

e Specific neighborhoods (like Tahoe Donner)

e OQOutdoor enthusiasts

* Artists

* Home-based business operators / employees
(including tech)

* At home caretakers

* Community organizations

* |ndustry-based interest groups

» Special Districts /agencies

e Other?




WHAT WILL THE UPDATE COVER?

Important community _
conversation issues.... 3!3‘_ - A

* Public Art U ity VL b
 Affordable Housing &"4
e Sustainability

* Renewable energy
* Others




CLIMATE ACTION PLAN
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Council Direction to Incorporate into the General Plan Update




DOWNTOWN SPECIFIC PLAN

Council Direction to Update Concurrent with General Plan Update




NEXT STEPS

* Housing Element Update (on faster track)
* Council to:
» Hire consulting firm for environmental review
» Hire project manager
» Establish technical advisory committee
» Initiate public engagement process

Participate!



AGENDA ITEM (- |

MEETING DATE: MNovember 14, 2017

TO: Honorable Mayor & Council Members

FROM: Yumie Dahn, Associate Planner ‘l.b Bl -
SUBJECT: Council Priority = Housing Work Plan Proyress Report

APPROVED BY 'I-[f
Jeff Luux, Town %nugm’

RECOMMENDATION: Accep! the Rousing Work Plan progress report, accept public comment,
and provide feedback to staft.

oI N: In both 2016 and 2017, the Town [ Housing, housing, housing! )

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 Counvil
prionty and goal. To implement this goal, Council tuuk
several actions including: pafficipation in the nuow-

AL the Nuvernber 14, 2017 Town
Council hearing, the Town Council will
review three tems related to housiog:

1) The Housing Work Plan

updeale, .
2) The Affordable Housing In Lieu

completed 2016 Truckee-Morih Tahoe Reyional Fue updatbie; and
Workforce Housing Assessment study, approval of o 3) The Workforce Housing
rezoning for a 138-unit rental housing pruject, Cuburn Urdinanue discussion.

Crossing, in the Dewntown Study Area, and allecation

Whike these items are provided as

of two millien dullars to the prujeut. The Tuwn Council | SEparate agenda ilems, please note
also earmarked 51,650,000 milliun for the Railyarg | thatallof these lopics are inter-related
Truckee Aftist Lufts 90-unit rental housing project with | 204 should  Be  considered
76 restricted wffordable units, privritized staff time '\ COMPrehensively. vy

towards the Housing Work Plan and held a series of
wurkshups.

Thiee community fousing workshops were Rald By Council on January 31, 2017, March 1, 2017,
and Aprnil 149, 201 7. Based on the oulcomes and direction from these workshops, the Town Council
approved a Housing Work Plan on Ray 23, 2017 (Attachment #1). Overall, the Town Council and
the community acknowledged that the lack of available housing in Truckee will not be solved by one
program of policy and that multiple strategies should be explored and implemented. This included
wnsideration of a variety of approaches from simple lo complex with near term actions that could be
accomplisfied guickly in addition to strategies tor challenges.






















































Residential opportunity sites in the Gray's Crossing Specific Plan Area

Description: Work with the Truckee Donner Public Litility District and the bwo developers of the three residential
opportunity sites in the Gray's Crossing Specific Plan Area o 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 o infrastructure and wutilities.

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

Anticipated staff  Prior to applicanon submittal:

time [%):

#1086 from the Town Manager

= 50% from the Community Development Dinector

= 108 from the Planning Manager

= 109 from a planner until apphcation submittal.
After application submittal;

* 5% - Town Manager,

= 50g- Community Development Director

= 20% - Planning Manager

= 759 - Planner

Anticipated Potential for 89 single-family cottage wnits for locals and 40 for-sale multi-family units for locals,

Dutcome: Additionally, 40-50 single-family or multi-family units available on the open market

Probability of High - The developers, the Town, and the TDPUD are all motivated to develop these opportunity

Implementation:  areas in an efficient manner.

Workforce Housing Requirements

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

Town Cost: Cost of update:

Consultant Cost 515,000
Staff ume for update
Once updated: Cost borne by the applicant through application process.

Anticipated staff  Staff time; 5% Planner for 5 months

time [%):

Anticipated To ensure that new projects mitigate the impacts on housing.

Dutcome:

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

Implementation:



HOUSING WORKSHOP #3

Immediate Actions

There are several programs that came out of the Housing Workshops that staff can begin work on in the immediate term.
Currenthy. staff is working These projects may create immadiate wnits on the grownd or are podicies that staff can begin waork
o immediately but may take time to implement or fully develop.

Proposed Program = Medify impact fees (traffic and facilities)

These fees senve the purpose of mitigating the impacts of development. The Town traffic and facilities fees are used to help
fund road infrastructure and mainténance as well as government services such as law enforcement, animal senices, and

Stormmavater

L However, impact fees are often viewed as a constraint on developmentl. 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:

Town Cost:

Anticipated staff
time [%6):

Anticipated
Qutcome;

Probability of
Implementation:

Cons:

Mudiymn‘ee;mnebamdmmrer rather than a flat fee (with additional fees for
mare than three bedrooms). This may include looking at potential for tiered impact fees and/or
reducing fees for second units specifically.

Staff time = it is likedy that the corversion from dwelling unit/bedroom calculations to square foolage
can be dane at the staff level.

103 - Planner for three months

109 - Engineer for three months

It is walikely that the change in caloulaton 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
maore affardable than larger homes. An indirect benefit could also be the construction of maore
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 encouwrage other agencies 1o review and revise their fee structure.

High - The analysis needed 1o complete this comersion will be minimal and can be done at the
staflf level,

This will benefit homeowners that build smaller housing units.
Mo requirements for occupancy can be applied since this would be applied to all permits.



Proposed Program - Second Units Program

Second wnits were identified as a key component to
addressing Truckee’s housing needs, The second units do
not have any land costs, can be bullt in alfeady existing
subdivisions, can use underutilized land [such as allowing
a second homeowner [0 have a second unil for loeng-term
rental] and can assist in the cost of owning the main home
The main constraint of a potential second unit program
s homeowner association (HOAJ restrictions in older
subddivisions that prohibit the construction of second units
or prohibit the rental of second units. Additionally, mamy

(sing

s

of the older subdivisions are constrained by the use of
septic systems which reduces the potential for additional
development onsine.

This s a multHaceted program that could include reducing
impact or other fees for second units, considering an
amnesty program for existing unpermitied second units,
campaigning HOAs to lift or alleviate second unit restrictions
[soften or create a limited pool of second wnits), creation of
stock bullding plans, All of these potential programs wodld
have o be analyzed and a public process would be reguined.

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

This program may include incentives such as after-the-fact building permit fees paid by the Town, with

a deedrestriction for long-term rentals, This would be most beneficial if completed in conjunction

Approximately $8,900 per permit [does not include impact fees) and staff time to review and administer

This program is tied to the "Campaign HOAs” program below. if HOAs allow for second units or allow
for a imited amount of second LI.I'IiI!,m-E'I'lﬂ'IEﬂI'ﬂ'l'H'."H}' program wiould b more successful. However,

if successiul, this would not necessarily increase the housing stock, but could make more second units

15 10 discuss and ¢ their requlations. Many of

This program has the potential 1o bring second units into compliance and create safer living conditions.

Description:
with the impact fee review.
Town Cost:
the program.
Anticipated staff 20% - Planner to create program
time [%a):
b, Cnce implemented: Approximately two planner hours per permit, annual review
Anticipated
Outcome:
available to long term renters. [Rough estimate - 10]
Probability of Low - It will be dependent on the HOAS willingne
Implementation: the unpermitted second units are in subdivisions that do not allow second mits.
Pros:
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.



HOUSING WORKSHOP #3

Proposed Program - Second Units - Campaign HOAS to lift or soften second unit restrictions.

Description:

Town Cost:

Anticipated staff
time |%a):

Anticipated
Outcome:

Probability of
Implementation:

Pros:

Cons:

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,

Staff time - meetings with HOA representatives, educational handouts, etz
15 9% - Planner

5% - Town Manager

1086 - Community Development Director

Patential Town Council time

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

Low - Mary HOASs have strong restrictions against second units and have, in the past, been resistive to
change. Additionally, cach HOA has a different process or voting requirement to change any existing
CCA&Rs.

This program wolld create thousands of avallable parcels for second units.

Unknowr at this time.

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

Description:

Town Cost:

Anticipated staff
timie [%):

Anticipated

Qutcome:

Probability of
Implementation:

Cons:

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

Staff time
Consuftant time
= Architect [or potential coordination for a design competition)

= Ergineer
209 - Planner (more, if a design competition is anticipated| for one year

5% - Chief Building Official

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.

High - There are other jurisdictions, such as 5anta Cruz, that have implemented similar programs that
can be referenced.

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

HOA restrictions remain 4 Consiramt.



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

Description:

Town Cost:

Anticipated staff
time |%):

Anticipated
Dutcome:

Probability of
Implementation:

Pros:

Cons:

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.

Approximately 38,900 per permit [does not include impact fees| and staff time 1o review and adminisier
the: program,

Prior to implementation: 109 - Planner for & months

After implementation: Two hours per permit, plus monitoring

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

Medium - This will depend on whether or not the payment of bullding permit fees by the Town will
frigger prevailing wage,

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

There would likely need to be a sunset date on deed restrictions 10 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 identificd as onNe  componsnt
of Truckee's current housing models that impacts the
affordability market rate wnits available o locals, Althouwgh
thens wal contenius at the housing workshops that shont
term rentals are appropriate in Truckee there was significant
dialpgque about the number, location and disadvantage
to kacals. General consensus was that short erm rentals
chowld e regulated/restricted and showld be leseraged

o gencrate additonal funds (0 use owands housing
programs. Creating incentived to comert Shart terms rentals
bBack to full tirme long term rentals was also discussed,

This is also a multifaceted 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
rerdals. 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

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

This program could discourage short term rental investors and encourage long term rentals.
Medium - This will require a comprehensive public process in which it is likely strong competing

This may encourage more long term rentals of discourage the purchase of investment property

solely used for short-term rentals. This will help utilize the existing housing stock rather than reguire
construction of large housing structures which can alter the community character.

Development Code updates.
Description:
short term rental of second units.
Town Cost: Staff time
Anticipated stalf 40% - Planner for six months
time |%):
Anticipated
Outcome:
Probability of
Implementation: opinions will be vaiced,
Pros:
Cons:

ferm rentals,

This program may resuft in more second homes remaining vacant and may not result in more long



HOUSING WWORKSHOP #3

Proposed Program - Short Term Rentals - Increase Transient Occupancy Tax

Description:

Town Cost:
Anticipated staff
time [%]:

Anticipated

QOutcome:
Probability of
Implementation:
Pros:

Cons:

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

5taff time
25% - Planner for a year

25% - Accountant for a year

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%)]
waould generate approximately $700.000 to $800.000/year.

Medium - requires a super majority public vate. A separate group would have to be mobilized to
campaign for woter approval of the taxes. This program wolld be best if applied regionally.

This program may reduce the amaunt of transient rentals depending on the amount of increase and
wiolld increase the amownt of dollars availabde for Bousing progects.

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 1oUrst eCanomy.

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

Development Code Updates

Description: This program would restrict the todal number of short term rentals allowed. This may require a lottery
ard a cap for particular zoning districts or subdivisions.

Town Cost: Seadf time

Anticipated staff 30% - Planner

time [¥):

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

Dutcome:

Probability of Medium - This will require a comprehensive public process in which it is likely stromg competing

Implementation: 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 ransient 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:

Town Cost:
Anticipated staff
time [%):

Anticipated
Cutcome:

Probability of
Implementation:

Pros:

Cons:
A

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

Staff time
205 - Planner for six months

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

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

This program would provide a mechanism for siaff to review projects. Depending on the cost of the
permmit, this would provide funding for enforcement actions and monitonng.

Enforcement may be costly and time intensive, particularty with existing vacation rentals.
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Proposed Program - Short Term Rentals - Incentives to Rent to Locals

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

Town Cost: Staff time

Anticipated staff 30% - Planner

time [%):

Anticipated This progeam, in conjunction, with disincentives, could be a way 1o even out the cost benelits bepween
CUtCome: short-term and long-term renting.

Probability of Medium - This will require a comprehensive public process in which it is likely strong competing

implementation: opinions will be volced,

Pros: Using an approach that utilizes disincentives and incentives wolld create a sirenger 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: Homeoawners wiho afe curmently long-lerm rented may fee these incentnes as a rewand 1o thase wind
have shor-term rented that they were not provided. A balanced approach that alfows for current
homeowners who rent to locals o benefit should be considered.

Midterm Actions

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 DPRJ, and some of the manufactuning’
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: Staiff time
Anticipated staff This project would entail considerable Planning staff time and a major public process.

Anticipated This would be best done in association with a developer, but the Town could make these sites more

Dutcome desirabie 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 of manufaciuring spaces,






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










































































































AGENDA ITEM Z Z

MEETING DATE: Februa}y 13, 2018
TO: Honorable Mayor & Councilmembers

FROM: Denyelie Nishimori, Community Development Director j)LQ

SUBJECT: Initiate General Plan Update (CIP C1903) W\/
‘ 'APPROVED BY____\ W £

Jeff Loux, Town Manager 7

ABSTRACT: The Town is about to embark on a comprehensive update-to its General Plan. In the
last decade there has been new State legislation including General Plan requirements, new growth
and development pressures in the region and focused community interest in affordable locals
housing and sustainability that are not adequately addressed in the Town’s current 2025 General
Plan. The General Plan Update process provides an.important opportunity for the community to
provide direction on how Truckee might best fulfill its community vision and how development should
occur in the future. An important part of the update process is to gain input from a broad cross-
section of the community through a collaborative approach. This is a two- to three-year community
commitment, initiated by the Town Council.

RECOMMENDATION: That the Council direct staff to initiate the 2040 General Plan Update and
provide direction to staff on the following:

Processing of planning applications during the General Plan Update

Preliminary General Plan Update Work Program '

Public engagement framework .

Scope of consultant participation )

Downtown Specific Plan and Climate Action Plan Capital Improvement Projects
(CIPS) ' . )

arwN

Staff prepared a Town of Truckee 2040 General Plan Summary Report and Preliminary Work
Program to further inform the General Plan Update process.

DISCUSSION: A General Plan is a long term blueprint for the community’s vision of future growth
and conservation. It is created through public engagement, identification of past challenges and
accomplishments and examination of future issues, challenges, goals and emerging trends.
California Government Code (Section 65300) requires that each city-and county in the State adopt
a comprehensive, long-term General Plan to address community growth and physical development.
The General Plan must cover long-term planning for the lands within the limits of the agency,
as well as lands located outside these boundaries and within the service area of the agency.
Under State law, a General Plan must contain the seven, mandated elements: land use;

Page 1 of 8
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