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Introduction	
Transit-oriented development (TOD) is a central component of the 2002 Regional Plan 
to manage regional growth throughout the Truckee Meadows region. As TMRPA 
embarks on updating the Regional Plan they are assessing the region’s performance in 
delivering TOD – how is the region doing in light of best practice and what are the 
issues to consider going forward? This paper is intended to serve as a background 
document and provide a common base of understanding in advance of the June 22nd 
TOD workshop.  

Defining	TOD		
Just like a roller coaster in a mountain does not make Disneyland, development next to 
transit alone does not make a TOD. When TOD is done well it seeks to align transit 
investments with a series of projects consistent with the community’s vision for how it 
wants to grow. TOD is a collection of complementary things. TOD is a district, a 
community that has been shaped by transit in terms of: greater density than the 
community average with less parking, an active public realm with a mix of uses and 
housing choices, and a very walkable place where the car has been tamed.  

Evolution	of	TOD	
Transit-Oriented regions like Portland or Vancouver, BC don’t happen overnight. City 
shaping with transit typically spans decades to accomplish and normally follows an 
evolution. The first step normally is education and advocacy. Getting detailed TOD 

A mixed-use TOD along a frequent bus route in Portland, OR  



TOD Workshop Background Paper │ 6.7.16 
Truckee Meadows Regional Planning Agency 

 
 

 2 

supportive land use plans in place and making TOD legal by changing zoning comes 
next. Focusing on implementation, building new tools and creating TOD districts 
follows. Ultimately you reach the point where TOD has transformed your region, 
become part of its DNA and the world beats a path to your door to see how you did it.  

Market	for	&	Benefits	of	TOD		
TOD residents are part of a growing 
national market of Baby Boomers and 
Millennials who have been voting with 
their feet to live, play and work in a 
TOD. Like a majority of Americans they 
prefer to live in a walkable compact 
community with a mix of housing 
choices, close to shops, parks and 
public transit. i  Denver is a case in 
point. Local cities in the Denver region 
have adopted detailed plans to 
encourage TOD at virtually every one of 
RTD’s 53 stations. Along the RTD system over 30,000 new housing units and 26 million 
square feet of government and commercial space have been built or are underway 
since voters passed the FasTracks plan in November 2004. 
 
TOD residents have more disposable income because they don’t need to spend as 
much on transportation. The average household spends 19% of their budget on 
transportation. Those with access to good transit spend only 9% of their household 
budget on transportation.ii  Locations next to transit can enjoy increases in land values 
by as much as 50% in comparison to locations away from transit stops. And TOD 
housing generates 50% less auto traffic than conventional housing.iii 

Cities	are	Tapping	into	TOD’s	Transformative	Power		
Transit works like irrigation to reshape and revitalize communities. Cities around the 
world have learned how to tap the transformative power of linking transit and land use. 
Cities are using TOD to: hasten the implementation of their local plans; to catalyze 
economic development and rejuvenation; and to advance the delivery of mixed income 
housing. 

Downtown Redmond, WA.   
Dense apartments overlook Redmond’s 

downtown transit center and central park 
west of Microsoft’s headquarters.  
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More	Transit	Riders	at	a	Lower	Cost		
For transit agencies TOD’s mean more riders at a lower cost. TOD’s create new transit 
friendly destinations. The most successful transit stops are surrounded not by parking 
lots but by housing and businesses within walking distance. Experience from transit 
agencies is clear: TOD’s generate new riders at a lower cost per rider; TOD’s help 
transit riders by creating new opportunities at stations to live, work, shop and play; and, 
TOD’s broaden support for transit by tapping into its city shaping power.  

Peer	Cities	and	BRT	
Peer cities such as Boise, 
Albuquerque, El Paso and Ogden have 
each gone down the path of linking 
BRT and land use. Over the past 
decade, for example, Boise has 
completed market studies, TOD 
guidelines, TOD site selection and 
prioritization in parallel with planning 
the State Street Corridor BRTiv. Ogden 
selected an alignment that best fit with 
the community’s vision for future 
growth and revitalization. El Paso’s 
BRT and land use plan Plan El Paso 
2010 won a USEPA Smart Growth 
Award for their comprehensive, transit-oriented development plan to help link 
neighborhoods to greater economic opportunity and to one another, creating new 
homes and jobs.v And Albuquerque’s Central Corridor BRT follows an alignment with 
over a decade of planning to link transit and redevelopment.  

TOD,	Buses	and	Walkable	Urbanism	
We know from experience TOD works with buses or rail. Some of the latest research on 
indicates BRT corridors appear to command rent premiums and to be gaining an 
increasing share of new offices and multifamily apartments.vi At the end of the day 
location, real estate market, supportive public policy and the quality of transit service 
are more important than the mode of service in shaping development. That said, for 
shaping development rail is nearly always better than bus. When communities have 

An early Albuquerque TOD plan.  

Peer cities such as Boise, El Paso, Ogden and 

Albuquerque have been using BRT as part of 

their strategy to focus growth.  
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focused on bus TOD the results tend to be smaller and require more effort than with 
rail.  
 
Planning for TOD and encouraging developers to build it are very different things. TOD 
is a policy term, not a real estate product or strategy. When it comes to buses, policy 
makers typically have to overcome developer concerns that buses are second-class. 
Consequentially asking developers to orient their development to buses can be a losing 
proposition. A more effective strategy is to drop the TOD term all together when dealing 
with developers in favor of its functional equivalent – walkable urbanism. The outcomes 
are essentially the same. 

TOD	Planning:	Necessary	but	not	Sufficient			
One of the big lessons from the past few 
decades of pursuing TOD is that planning 
for TOD is necessary, but not sufficient. 
Transit does not create the market for 
TOD; with supportive public policy it can 
shape and focus it. Moving from plans to 
implementation has required injecting a 
focus on implementation, building new 
tools and providing an appropriate level 
of financial and regulatory incentives.   
 
Communities with widespread TOD such 
as Portland, Denver and the Bay Area 
have tweaked the design of transit to 
welcome development, fashioned specialized TOD planning and development grants, 
created TOD equity housing funds, targeted and prioritized stations based on market 
and planning readiness, setup TOD advisory groups, undertaken TOD demonstration 
projects, and established a person or teams tasked with advocating, facilitating and 
enabling TOD.  

What	Might	TOD	Success	Look	Like?	
What might success look like for the Truckee Meadows region? For government, 
citizens, developers? For your quality of life? If we look at the evolution of TOD in other 

Health Line BRT, Cleveland, OH.  

The BRT project served as a catalyst for a 

transit-oriented design framework that 

shaped $3.2 billion in development; bringing 

buildings up to the edge of the street.  
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communities, stretch goals for TOD success might be: TOD is legal and easy at all your 
major bus stops and station areas. A number of key transit stations have become 
vibrant community destinations. TOD locations command a noticeable price premium. 
TOD districts are becoming more widespread across the region, within them TOD 
characteristics predominate in terms lower parking ratios, walkability, the mix of uses, 
density and calmed streets. TOD districts develop more quickly and at a higher 
percentage of allowed density than other parts of the region. And, specialized TOD 
developers have emerged and are replicating TOD success.        

TOD	in	the	Truckee	Meadows	Region		
As the Truckee Meadows region moves forward with assessing the role you desire TOD 
to play in shaping growth there is a large body of best practice and experience to draw 
from. Outside of the two downtowns the region may have not reached the point where 
there are examples of development shaped by transit.  Market timing following the 
recession has put a damper of local TOD implementation. Portland, Phoenix and 
Charlotte all had similar experiences with their first lines.  
 
Some ideas for next steps / takeaway’s from this paper include:  

• TOD is a long-term strategy; you’ve taken a number of important early steps in 
your TOD evolution, now get ready to move to the next level.   

• Consider rebranding TOD in your plan update to something like “walkable 
urbanism.”  

• Like your peers, now may be the appropriate time to prioritize and focus your 
TOD planning and implementation efforts.  

• Borrow from best practice and build a “TOD Toolbox” to move from regulating 
TOD as a strategy to enabling TOD development.  

 
                                                
i http://uli.org/wp-content/uploads/ULI-Documents/America-in-2013-Final-Report.pdf  
ii Livable Communities Act of 2009 https://www.govtrack.us/congress/bills/111/s1619/text  
ii Livable Communities Act of 2009 https://www.govtrack.us/congress/bills/111/s1619/text  
iii http://onlinepubs.trb.org/onlinepubs/tcrp/tcrp_rpt_128.pdf  
iv http://www.compassidaho.org/prodserv/specialprojects-statestreet.htm  
v https://www.youtube.com/watch?v=mK6n5WXtrys 
  https://www.elpasotexas.gov/planning-and-inspections/planning/plan-el-paso  
vi http://t4america.org/wp-content/uploads/2016/01/NATIONAL-STUDY-OF-BRT-
DEVELOPMENT-OUTCOMES-11-30-15.pdf 


