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Presentation Notes
Thank you Aaron/Mike - Good morning Commissioners, again my name is Rosanna Southern and I’m with GHD. I’ll be going thru much of the same materials that we presented to you back in May as a refresher.



– Regional Transportation Mitigation Fee Program Background

– AB-602 and SB-13 Requirements

– Nexus Study

– Results and Proposed Change in Fees

– Administrative Manual

– Next Steps

Topics Covered

Presenter
Presentation Notes
I will start off by going over the background to the Regional Transportation Mitigation Fee program (or RTMF)

Then I will briefly go thru recent legislation that introduced some new requirements on fee programs state-wide

After that, I will discuss the nexus study that we just completed to fulfil the legal requirements

… and the results, including the recommended changes to the fees.

I’ll then discuss the Administrative Manual and what’s included in that, and then the Next Steps including Actions we recommend you take today. 

I will then close by answering any questions you may have about this material.



Background
The Fee Program and
Why it is being Updated

Presenter
Presentation Notes
So let’s start by discussing the program and why it is being updated.



– Established in FY 2000/2001

– Covers western Nevada County (Grass 
Valley, Nevada City, and parts of 
unincorporated Nevada County)

– Separate from the local fee programs

– Has successfully brought in $8.4M to help 
fund needed infrastructure to accommodate 
new growth

– Original nexus study done in 2000. 
Previous updates done in 2008 and 2016.

RTMF Program

Presenter
Presentation Notes
RTMF program was established in 2000, so more than 20 years ago.

It covers the western part of the county, including the cities of Grass Valley and Nevada City. 

The eastern part of the county has its own program, as do the two cities. They fund a different set of roadway improvements than the RTMF.

The program has brought in more than 8 million dollars, which has helped fund improvements that you have seen over the years.

Like any fee program, this one requires a nexus study, which I will describe in a few minutes. The original study was done in 2000, with updates done in 2008 and 2016. 



State law (Mitigation Fee Act) requires that impact fees be periodically reviewed and adjusted, 
because:

• Conditions Change - Congestion levels change, growth forecasts change, construction 
costs change, projects are completed and paid off, etc. 

• Policies and Priorities Change - Programs sometimes play out differently than 
anticipated 

• Maintain Fairness - Adjustments are needed to ensure that the fees remain fair for all 
concerned; that development pays its fair share for needed improvements, but no more 
than that

Why Update the Fees?

Presenter
Presentation Notes
Why do we update the fees? Well, the simple answer is that state law requires it.

The reason is that conditions change over time, including traffic levels, expectations about development, construction costs, and so on.

Some projects get built and you don’t need to collect money for them anymore, while other projects may be added to the list.

The goal is to maintain fairness to everyone. Development is asked to pay its fair share of needed improvements, but no more than their fair share. So the purpose of a nexus study is to analyze the nexus between new development and the need for road improvements.



AB 602 & SB 13
New Requirements

Presenter
Presentation Notes
The state legislature has recently had its eye on fee programs, because of concerns that impact fees are affecting housing affordability. 

So in the last couple of years they passed some new laws that effect the RTMF and other fee programs across the state.



– Intended to clean up, “… an opaque and informal patchwork of guidelines and common 
practices” and to reduce the fees burden on small, affordable units

– Signed by Governor in September 2021, and went into effect in 2022. 
– Most of the provisions were best practices that the RTMF program had been following for 

years, but programs in other parts of the state might not have been

AB-602
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– Biggest change was that fees on residential 
development must now be based on the floor 
area of dwelling unit; not a flat fee by dwelling 
type

Presenter
Presentation Notes
The first one I’ll discuss is AB-602, which went into effect last year and was intended to clean up the opaque and informal way that many programs operated, and to reduce the fees burden on small, affordable units.

Most of the provisions were to enforce best practices that not everybody was following. The RTMF was already doing those things, so they don’t have much effect on your program.

However, there was one big change that affects the RTMF, which is fees on residential development must now be based on the floor area of the dwelling unit, just like fees for office buildings and retail are based on floor area. 

This is how the state is trying to reduce the burden on smaller units, by shifting more of the burden onto larger houses that tend to generate more traffic. 






New RTMF Framework for Residential Fees
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• The new framework has 3 size categories for each dwelling type (single family, apartments, 
senior, etc.)

• Small (< 1,500 sq. ft.)

• Medium (1,501 – 2,500 sq. ft.)

• Large (>2,500 sq. ft.)

• Larger units will be charged more than smaller units

Presenter
Presentation Notes
So instead of charging a flat fee for single-family houses, and a different flat fee for apartments and senior housing, we are now separating each category into small, medium, and large sizes. These size categories were determined in coordination with the advisory committee.

And again, the point of the legislation is to ensure that larger units pay more than smaller units.



SB-13 Requirements for Accessory Dwelling Units (ADUs)
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SB-13 completely changes the way that fees on ADUs are calculated. From now on:

• ADUs smaller than 750 sq.ft. are exempt from fees

• If 750 sq.ft. or more, then the fee shall be charged proportionately in relation to the 
square footage of the primary dwelling unit

• For example, an ADU greater than 750 sq.ft. that is half the size of the primary unit will 
now pay half the fee that the primary unit would pay (if the primary unit was newly 
constructed)

Presenter
Presentation Notes
The legislature’s other focus has been on accessory dwelling units, which are separate, additional dwellings built on a lot that already has a house. 

These used to be charged impact fees just like any other new house. But SB-13 has created a completely new system for assessing fees on them.

To start with, ADU’s smaller than 750 square feet are exempt from fees.

If the new unit is larger than 750 square feet, then the fee is based on the size of the ADU compared to the size of primary unit. So an ADU larger than 750 SF, that is half the size of the primary unit will now pay half the fee that the primary unit would pay (if the primary unit was newly constructed). 

And again, the hope is that this will aid in the creation of small, affordable housing.




Nexus Study
Results
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So, that is the background to the nexus study.

Now I will tell you what we did and what the results were.



– A nexus study is used to analyze the basis for an impact fee adjustment 

– Since NCTC (RTMF), Nevada County (Local Traffic Mitigation Fee), and Grass Valley (Grass Valley 
Traffic Impact Fee) all needed fee updates, and since much of the analysis covered the same 
materials, the 3 agencies agreed to have 3 separate, but closely coordinated studies by a single 
consultant.

– The draft recommendations were presented for review on May 17th. 

– Since then, we considered your comments and evaluated the concept of proceeding with 
exempting residential units less than 1,500 sq. ft. 

The Nexus Study
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Purpose of a nexus study is to analyze the nexus between new development and the need for road improvements.

GHD has performed this analysis in updated Nexus Studies, separately but concurrently for 3 agencies (NCTC, Nev. County, and Grass Valley), since they also needed fee updates and much of the analysis covered the same materials, and used the same assumptions and methodologies

We presented the draft recommendations for the RTMF for your review on May 17th. 

We have considered your comments - including evaluation of the concept of exempting residential units <1,500 SF



– Exempting units <1,500 sq. ft.
• This is nearly 50% of units anticipated, based on historical housing permits in region

– Cannot spread the fees from units <1,500 sq. ft. across other unit sizes
– Uncollected fees would leave a substantial hole in the program that would need to be backfilled by 

other funding sources by local agency (i.e., General Fund)
– Consistency across other fee programs 
– Unintended consequence of exempting <1,500 sq. ft. could disadvantage neighboring jurisdictions by 

creating more favorable fee environment 
– Not recommended, should keep uniformity across region

Prior Comments on Nexus Study
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Presenter
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Based on those comments, We looked at the history of housing permits in this region, nearly 50% were <1,500 SF. We discussed a little bit about this noting that although impact fees are not mandatory, and there is a ceiling for what you can charge. If you decide to charge less for smaller units, you can't therefore charge the larger units more. Doing this would leave a substantial hole in the fee program because you cannot spread this across other units. 

This would leave some issues with revenue generation, meaning that 50% of the funding for the fee program would need to be backfilled by another funding source by the local agency. If you've got a mechanism for doing that, then it gives you room to make those sorts of choices, but you can't leave a gap. You have to show that if you're collecting fees for this list of projects, that you have a reasonable expectation that you'll be able to fully fund those projects. Can't leave an unidentified funding gap.

This could also lead to consistency issues with other fee programs – for example with the local agencies traffic fee programs and other fees programs including police, fire, drainage, admin, parks which AB 602 will also apply to these.

It could also result in a disadvantage to neighboring jurisdictions by creating a more favorable fee environment. We recommend keeping it to the three categories identified so there’s no funding gap, and there’s consistency between the local agencies (GVTIF, LTMF).


Now, I’ll provide an overview of what went into the update of the Nexus Study.






Changes Since 2016 Nexus Study
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• The economy & housing market – Recovery from Great Recession, 
then COVID-19, then 2nd recovery

• Demographic trends & growth forecasts – California’s population 
peaked, development slowing down  

• Project status – Some RTMF projects have been completed

• Trip Generation Rates – Updated based on recent surveys

• Construction Prices – Up about 30% since 2016

Update Major 
Inputs

Presenter
Presentation Notes
Updating the Nexus Study for the RTMF included updating the major inputs including growth forecast, project status, trip rates, and project costs



Updated
Cost

Estimate

% of Need 
Attributable to 

New 
Development

 Costs 
Attributable to 

New 
Development 

 Funding 
from Other 

Sources 
(STIP, 

SHOPP, etc.) 

RTMF Funds 
Previously 
Collected

Amount Potentially 
Collectable from 
Mitigation Fees

Funds Needed 
from Other 

Sources

(A) (B) (C) = (A)*(B) (D) (E) If (A)-(D)<(C), (A)-(D)-(E) 
Othewise (C)-(E)

1 SR-49 Interchange Dorsey Drive $24,000,000 33% $7,991,555 $19,385,609 $2,729,732 $1,884,659 $0
2 E.Main St @ Bennett St/Richardson St $1,500,000 100% $1,500,000 $0 $1,500,000 $0 $0
3 SR-49 SB McKnight to La Barr Meadows  $21,000,000 48% $10,040,404 $18,400,000 $0 $2,600,000 $0

S/o La Barr Meadows Rd (SB) $0 $0 $0
S/o La Barr Meadows Rd (NB) $0 $0 $0
South of Alta Sierra Dr (SB) $0 $0 $0
South of Wolf Creek $0 $0 $0

4
McKnight Way 
Interchange

@ S. Auburn St/La Barr 
Meadows Rd $9,663,269 100% $9,663,269 $2,000,000 $0 $7,663,269 $0

5 McCourtney Rd @ SR 20 EB Ramps $2,083,969 63% $1,317,068 $0 $0 $1,317,068 $766,901
6 SR 20/49 NB Ramps @ Idaho Maryland Rd $1,847,696 100% $1,847,696 $0 $0 $1,847,696 $0
7 SR 20/SR 49 @ Uren St $1,457,566 39% $568,304 $0 $0 $568,304 $889,263
8 Brunswick Road @ SR 174/Colfax Highway $1,384,179 100% $1,384,179 $0 $0 $1,384,179 $0
9 SR-49 @ Coyote St $468,604 43% $199,938 $0 $0 $199,938 $268,666

10 100% $349,302
Total (excluding SR 49 Widening Projects) $63,405,283 $34,512,413 $39,785,609 $4,229,732 $17,814,415 $1,924,829
As a percent of total costs for needed projects 54% 63% 7% 28% 3%

$379,500,000 $199,250,00053% $0

Project 
ID

(New)
Facility Location

Admin Costs and 5-year reviews (2% of program)

SR-49 Widening 
Projects

Calculating the Amounts Potentially Collectable
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• SR 49 Projects removed due to cost
• State law would allow NCTC to charge new 

development up to 54% of project costs
• However, grant funding allows this to be reduced to 28%

Determine Project 
Costs: collectible 

by the fee 
program

Presenter
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After updating the inputs, we reviewed the project list for deficiencies and completed projects, and made a calculation to determine the maximum portion of the costs eligible for the Fee program – and you can see the calculation here in Column C. 
As you can also see in this table, the SR 49 widening projects – shaded in gray - are very expensive, and the RTMF fees could cover at most 53%. That leaves a gap of at least $180M that would have to come from somewhere else. There needs to be a reasonable expectation that you will be able to fund those projects for the remaining costs beyond what the fee program covers. NCTC staff decided it wouldn’t be appropriate to leave those projects in because of the lack of anticipated funding. The one project that was kept in is the SR49 Corridor Improvement Project between McKnight Way and La Barr Meadows.

Without the SR 49 widening projects, State law would allow NCTC to charge new development up to 54% of the project costs. However, grant funding anticipated allows the fee program amount to be reduced to 28% of the total project costs. 

Therefore, $17.8M is used to calculate the fees for new development.




Results and 
Proposed 
Changes
in Fees
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Now I’ll discuss the resulting proposed fees.




Recommended Fees
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Trip Type Current Fee Proposed Fee %
Change

Residential Fee Per EDU $4,621.01 $4,867.76 5.3%

Non-Residential Fee per Trips $85.72 $59.19 -30.9%

$85.72

$59.19

$0.00
$10.00
$20.00
$30.00
$40.00
$50.00
$60.00
$70.00
$80.00
$90.00

$100.00

Current Fee Proposed Fee

Non-Residential Fee per Trip

$4,621 $4,868

$0

$1,000

$2,000

$3,000

$4,000

$5,000

$6,000

Current Fee Proposed Fee

Residential Fee Per EDU

Presenter
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The fees are calculated by taking the project costs attributable to new development, splitting it between residential and non-residential development, and dividing those based on the number of trips anticipated between residential and non-residential. 
Compared to the current fees, residential fee per EDU increases by about 5% and non-res decreased by about 31%.

As you can see, we’re recommending a reduction in the fees for non-residential units. The reason is that…
Many residents of western Nevada County out-commute to work and shop, putting a strain on the main regional roads.
Non-residential development that lets people work and shop locally is relatively easy on the road system.

For residential uses, one more step in the calculation is to adjust the fee based on the size of the unit. 






Fees for residential units are now based on dwelling size and type.
Proposed fees are lower for smaller units and higher or larger units, compared to the current fees.

Comparison of Proposed Residential Fees
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Current Fee 
$4,621$4,030

$4,868
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Single-Family Residential Fees by Size
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Per AB 602, fees for residential units are now based on size and type, in the three categories shown above. 
This comparison is just of the proposed fees for single family units for each size category. 
(All fees for residential categories are presented in the Nexus Study in the Executive Summary and in Table 3.9 on page 27, or page 331 of the agenda packet)
As shown, smaller units are charged a lower fee and larger units are charged a higher fee. The smaller units would be charged less than even the current fee.



Administrative 
Manual
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Now I’ll present an overview of the administrative manual.




– Purpose: provides guidance to agency staff on the 
implementation of the fee program

– Includes templates for calculating the fees, annual 
inflation adjustments, administrative roles, 
accounting and reporting of fees, program 
updates, etc.

– Updated to reflect the new Nexus Study and 
changes in State laws

Administrative Manual
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The administrative manual is a separate document that provides guidance to agency staff on how to implement the fee program.

The manual includes instructions on doing the calculations, roles, and annual and program updates

Updated to reflect the changes from the Nexus Study and state laws.



Next Steps
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Today
• Accept the Nexus Study Report & Administrative Manual (July 19, 2023)

• Recommending adoption of the findings by member agencies as required by 
State Law

• Purpose of the fee
• List of projects
• Approval of fee calculation methodology, showing that the fees are 

reasonable (3 findings)
• Approval of using small, medium, and large fee tiers for residential 

developments (AB-602 requirement)
Next Steps
• Coordinate with jurisdictions to adopt fee
• NCTC to execute RTMF Administration agreements

Presenter
Presentation Notes
Thank you – I’ll now pass this back to Mike to go over this slide. **NCTC Staff to cover this slide **

Today: we are asking the Commission to accept the Nexus Study and Administrative Manual
Recommend adoption of the 3 findings by member agencies as required by state law, which includes the purpose of the fee, the list of projects, approval of fee calculation methodology, showing that the fees are reasonable, and approval of using the 3 fee tiers for residential development

Next Steps:  Coordinate the local agencies to adopt the RTMF; NCTC to execute RTMF Administration agreements



Questions
& Answers

Presenter
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Thank you – we’ll take any questions.


	Regional Transportation Mitigation Fee (RTMF)�Update & Nexus Study
	Topics Covered
	Background
	RTMF Program
	Why Update the Fees?
	AB 602 & SB 13
	AB-602
	New RTMF Framework for Residential Fees
	SB-13 Requirements for Accessory Dwelling Units (ADUs)
	Nexus Study
	The Nexus Study
	Prior Comments on Nexus Study
	Changes Since 2016 Nexus Study
	Calculating the Amounts Potentially Collectable
	Results and Proposed Changes�in Fees�
	Recommended Fees
	Comparison of Proposed Residential Fees
	Administrative Manual�
	Administrative Manual
	Next Steps
	Slide Number 36

