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1.

Introduction
The purpose of this document is to assist developers, consultants and the general public in understanding the Impact Fees and the process enacted by the City Council.  On May 1, 2002 the Impact Fee Ordinance codified in Chapter 39 of the Code of Ordinances became effective.  The purpose of the Impact fees is to help defray the additional capital facility costs incurred by the City for arterial street improvements made necessary by new development.  To help defray those costs, a charge called an “Impact Fee” is charged at the time that a building permit is issued.

In those instances in which a developer has made improvements to arterial streets before building permits have been issued for the private buildings and structures, persons applying for such building permits may be eligible for credits against those permit fees.  Chapter 39 of the Code provides the detail of the credit process for those improvements made before May 1, 2002 and on or after May 1, 2002.  The time limit for making application for credits for improvements made prior to May 1, 2002 has expired. 

II.
Defined terms

PK means  peak hour
HR means hour
VMT means  PM peak hour vehicle miles of travel at level of service D
NET COST/VMT means cost/vmt ● credit/vmt
TRIPS means  trips
% NEW means  percent of trips that are primary, as opposed to passby or diverted-linked trips
LENGTH means average length of a trip on the major road system
COST/VMT means average cost to accommodate a new peak hour VMT at LOS D
CREDIT/VMT means  revenue and deficiency credit per VMT
III.

Formulas

The following impact fee formula is to be used in calculating the fees for Arterial Streets.  

MAXIMUM FEE = PK HR VMT x NET COST/VMT

Where

PK HR VMT = PK HR TRIPS x % NEW x LENGTH ( 2

NET COST/VMT = COST/VMT – CREDIT/VMT

Where

PK HR TRIPS = Trip ends during PM peak hour of adjacent street traffic

% NEW = Percent of trips that are primary as opposed to pass by or diverted link trips

LENGTH = Average length of a trip on the major road system

( 2 = Avoids double counting trips for origin and destination

COST/VMT = Average cost to accommodate a new peak hour VMT at LOS D

CREDIT/VMT Revenue and deficiency credit per VMT

A detailed explanation of this formula is contained in the Traffic Impact Fee Study prepared by Duncan and Associates.  An explanation of COST/VMT is included here as it relates to developer credits.

The average cost to create an additional vehicle mile of capacity at LOS D during the evening peak hour was derived by dividing the cost of planned city street improvements designated in the major street plan for areas north and south of the Missouri River (separately) by the additional hourly service volume capacity created by the improvements in each of these areas.  The cost of intersections, curb and gutter, storm sewers, sidewalks, streetlight, traffic signals and landscaping were included in the cost for estimates.  The cost for acquiring right-of-way is not included.

IV.

Items Not Eligible for Credit

The following are not eligible for credit:

(1)
Improvements to state roads or federal highways, with the exception of at-grade intersections of City-maintained arterials with state roads or federal highways and state highways and roads that are included within the definition of “arterial street or arterial systems” in section 39-2(d).

(2)
Dedication of rights-of-way, since land costs were not included in calculating the arterial street impact fee. 

(3)
Improvements to City streets other than arterial streets, with the exception that improvements to the intersections of City arterials and City non-arterials shall be eligible if they expand the capacity of the arterial.

(4)
Any improvement that is primarily related to serving an individual development project, such as acceleration-deceleration lanes, turn lanes or traffic signals that primarily serve traffic entering or exiting the development project.

(5)
Improvements for which reimbursement or direct funding are being provided for under an approved tax increment financing plan.  Notwithstanding the foregoing, any person may apply for a credit and a credit may be provided for arterial street improvements identified in the City’s adopted Major Street Plan if at the time of application for a credit under this Section 39-8, an election to waive payment or reimbursement under the tax increment financing plan is filed with the Tax Increment Financing Commission of Kansas City, Missouri, with a copy provided to the City.

(6) Improvements to arterial streets not located in one of the eight benefit districts established in this Chapter 39.

(7) Improvements not listed in the 2000 and 2001 Duncan Associate Studies used as the basis for the impact fee determination.

V.

Credits for New Arterial Street Improvements

In instances when developers are required to improve their arterial street frontage as a condition of development approval, credits can be provided for the cost of such improvements against the impact fees.  Any person subject to an impact fee may apply for a credit against construction accepted and received by the city for any arterial street identified in the city major street plan that is or will become the responsibility of the city.  Any construction received and accepted by the city on or after the effective date of Chapter 39 will be credited in an amount equal to 100 percent of the estimated cost of the construction for the required arterial street improvement that expands the capacity of the city’s arterial system.  Credits will also be provided for new traffic signals installed at intersections of arterial streets.  In the event that the impact fee schedule is revised to account for cost inflation prior to the use of the credits, the credits shall be adjusted to the current value based on the Engineering News-Record Construction Cost Index.  No credit will be given until there is an executed credit agreement.  Items not eligible for credits are described in section IV.

A.
Process to Obtain Credits for new Construction.

A person seeking a credit must file an application (Exhibit 1) with the Impact Fee Administrator providing the information specified below to determine whether there is any credit available and whether the person requesting a credit is entitled to a credit.  

1. Plans for construction of arterial streets, bridge/culvert structures and traffic 

signal installation and modifications for which impact fee credits are being 

sought.  These plans must be prepared using design criteria established for streets 

in Section 5200 of the APWA document on standard specifications and design 

criteria.  Plans involving structures must be prepared using criteria established in 

Section 5700 of the above referenced APWA document.  All signal plans should 

use the city’s TSS-500A specifications.

2. The estimated cost will be based on the lowest responsive bid by a qualified 

bidder, which bid is approved Impact Fee Administrator. Provide information on 

number of bids received on the project along with detailed information and 

proposal of the lowest qualified bidder.

3. Although a responsive bid process is the most preferred alternate for accepting the 

cost estimates for credit applications but sometimes it is not possible. Then with 

the permission of Impact Fee Administrator, following process should be 

followed: a) the projected cost of the capital improvement should be based on 

current unit prices for construction items published by the city. The estimated cost 

may include the cost of preparing preliminary plans and specification and all other 

expenses necessary or incidental to such construction or re-construction. b) All 

construction items for which credit is being sought must be itemized and an 

impact fee credit worksheet prepared showing a description of the item, location, 

unit cost and total cost wherever feasible. Exhibit 2 shows the format for 

completing this task.

4. The impact fee administrator has the right to request more information and also



independently estimate the cost of the improvements in case of disagreements.

5. Land use information of development by plat and/or phases for impact fee 

calculations and assignment of credits as shown in Exhibit 3.


6. 
Exhibit 4 will be completed by City staff.

VI.

Response from Impact Fee Administrator

Within one month after receipt of the proposed application for construction credits or credits involving contribution or payment, the Impact Fee Administrator will determine if the application is complete.  If it is determined that the application is not complete, the Impact Fee Administrator shall send a written statement to the applicant at the address set forth in the application, outlining the deficiencies.  If the application is complete, the impact fee administrator will prepare a statement shown in Exhibit 4 providing calculations of credits and excess credit or remainder of impact fees for units not constructed in the project. The impact fee administrator will then prepare a credit agreement for execution by developer.

VII.

Transfer of Excess Credits

Any excess credit may be transferred or sold for use in another development within the same benefit district.  The arterial street impact fee ordinance has established five benefit districts in the north service area and three for the south service area.  These benefit districts are depicted on the attached drawing.  Excess credits may be transferred or sold by the fee payer only after the impact fee administrator has certified the amount of excess credits.  In the event that the impact fee schedule is revised to account for cost of inflation prior to use of credits, the credits will be adjusted to current value to the time of fee schedule update based on the Engineering News-Record Construction Cost Index.

VIII.

APPENDIX

EXHIBIT 1

Application for Credits for Arterial Streets 

1. Applicant’s Name:

Address:

Telephone:



E-mail:



Fax:

2. Name of Development:

3. CPC case number:

4. Ordinance number:

5. Construction permit number(s):

6. Date permit(s) issued:

7. Map of development:

8. Specify the item(s) for which credit is being applied for:



Arterial(s), widening and/or reconstruction:



Structure(s), type (culvert, bridge, etc.): 



Signal(s), installation or modification:

9. Name of arterial street (please use one worksheet for each arterial street):

10. Amount of credit requested:

11. Show limits of the arterial street improvements:  

From Sta. __________ to Sta. __________

12. Provide cross-section of improved arterial street:

13. Cross-section according to Major Street Plan:

14. Project Dates:



Initiation Date ____________





















Completion Date ____________

15. Signal warrants satisfied (Provide details):

16. Any other relevant information to support the application:

EXHIBIT 2

Construction Items submitted for Credit

	Item


	Location

Sta__ to Sta__
	Unit of Measurement
	Quantity
	Cost per Unit
	Total

Cost

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	Grand total
	-------------------
	----------------------
	-----------
	--------------
	


EXHIBIT 4

                             Excess Credit and Impact Fee Calculations

  Total Impact Fees DUE = from Exhibit 3        


 = 

  Credits:    a. Approved Construction Credits from exhibit 2


 =                                                                                     

 
b. Contribution from Agreement (if applicable)



 =

     Total Credits (line a+ line b)





      
 =


Excess Credits available for further assignment

                         =                             

    (total impact fees DUE minus Total Credits)

Comments:

Check List - Impact Fee Credit Application*:

____  1.  Letter addressed to the impact fee administrator indicating the amount of 
               credit being requested

____  2.  Application for credits for arterial streets (Exhibit 1 from the Credit         

               Application & Guidelines document)

____  3.  A copy of agreement and a proof of payment if a contribution has been   


   made to the city in lieu of street improvements







Or
   Itemized list of all competitive bids received along with bids from other    
               contractors to determine that the lowest bid was awarded (Itemize by construction     

               items for which credit is being sought). If bids are not available, provide itemized  

               list of construction items submitted for credit - showing the description of           

               construction items for which credit is being sought, location, unit cost and

               total cost wherever feasible. The copy provided must be verified, signed and

               stamped by a registered professional engineer (Exhibit- 2 from the Credit

               Application & Guidelines document)   

____  4.  Land use information of the entire development by plat, indicating total  

number of units proposed for construction in each plat. Also provide the number of units constructed/building permits issued to date. If any non-residential development is involved, provide relevant information about the development (Exhibit 3 from the Credit Application & Guidelines document) 

____  5.  Map of the approved preliminary development plan that required the 

               construction/improvement of arterial
____  6.  Any agreements with the city on design waivers, street cross-section

               changes and non-standard improvements.

____  7.  Any agreements between developers and builders on financial 

               arrangements regarding impact fee transactions

____  8.  Any agreements on using TIF funds to complete all or part of the  
               construction

____  9.  Plans prepared for the construction of arterial street and any other 

               structures for which credit is being sought (Provide plans approved by the

               city)

Notes:

*      The Impact fee administrator has the right to request more information 

EXHIBIT 3

Land Use Information of Development

Plat Name – ________________________________

	Land Use Type*
	Unit types
	Total Number of Units
	Amount of impact fees 

assessed
	Amount of impact fees previously

 paid
	Amount of future impact  fees DUE

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	


Plat Name – ________________________________

	Land Use Type*
	Unit types
	Total Number of Units
	Amount of impact fees 

assessed
	Amount of impact fees previously

 paid
	Amount of future impact  fees DUE

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	


Plat Name – ________________________________

	Land Use Type*
	Unit types
	Total Number of Units
	Amount of impact fees 

assessed
	Amount of impact fees previously

 paid
	Amount of future impact  fees DUE

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	


*    See impact fee ordinance  for land use types( ie single family, retail, golf course…)
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