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MEMORANDUM
Planning Commission Meeting of January 27, 2021

TO: Planning Commission Item E.1

FROM: Hope Sullivan, AICP
Planning Manager

DATE: January 12, 2021

SUBJECT: ZA-2020-0010: For Discussion Only: Discussion regarding Carson City 
Development Standards (CCDS) Division 12.13: Traffic and Impact Study Requirements.

CCDS Division 12.13 addresses traffic and impact study requirements.  Carson City Public 
Works is seeking ways to address existing issues and identify alternative processes to better 
address and account for transportation related impacts resulting from development projects.  
Transportation staff will present options that have been developed, analyzed and recommended 
by the Regional Transportation Commission.  

Transportation staff has observed that the implementation of existing requirements has a 
number of challenges including:

 Inconsistencies in traffic impact study (TIS) methodologies and results;
 Inconsistencies with proposed development improvements to existing roads;
 Cost of completing a TIS with sometimes limited use of the results;
 Limited opportunity to address other types of transportation impacts, including impacts to 

transit ridership and demand on downtown parking and/or the bicycle and pedestrian 
network;

 A focus mainly on roadway capacity;
 Lack of ways to address gaps and inefficiencies in the transportation system.

Transportation staff’s goals is reviewing the requirements are:

1. Provide potential development projects a clearer picture of how and when they 
participate in transportation improvements;

2. Ensure consistency in the way impacts are measured and assessed;

3. Provide a consistent framework to offset and mitigate transportation system impacts, 
gaps, and deficiencies; and

4. Allow for flexibility to facilitate transportation improvements that are based on the 
particular location, land use and development type.
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Transportation staff will provide a summary of options being considered by the Regional 
Transportation Commission.

This agenda item is for discussion item only.  Should there be an amendment to the 
Development Standards, the formal text amendment will be scheduled for review by the 
Planning Commission.  The Commission will conduct a public hearing on the proposed text 
amendment and make a recommendation to the Board of Supervisors consistent with CCMC 
18.02.

Attachment:
CCDS 12.13: Traffic and Impact Study Requirements

2



3



4



5



6



7



1/18/2021

1

Summary of Topic

• Carson City Public Works is considering changes to how traffic impact 
studies are conducted and is evaluating Traffic and Transportation 
Impacts related to development projects.

• PublicWorks Staff will show a presentation on:

• What is a Traffic Impact Study and why are we reviewing them?

• Current “Toolbox” ‐Codes and Practices

• Goals for new process

• Role of the Planning Commission

• Options considered

• Work Plan / Next Steps

Traffic Impact 
Study Options 

Considered 

• Carson City Public Works considered five 
options :

• Option 1 – Modified Existing Process

• Option 2 –Qualified Consultant List

• Option 3 –TIS Completed by City

• 3a) Consultant Task Order 
Agreement

• 3b) City Staff

• Option 4 – Fee Collection – no TIS

• Option 5 – Impact Mitigation

• Agency and Consultant Outreach occurred
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Option 1: Modified Existing Process

PROS CONS
‐ Common industry process to assessing traffic 

related impacts 

‐ More defined coordination role with City

‐ Additional definition for TIS requirements could 

provide for additional mitigations 

‐ Developer remains in control of who they want to 

hire

‐ Inconsistencies remain in how TIS methodologies are 

applied

‐ Remains focused on roadway capacity

‐ Developer / Consultant costs

‐ Limited accepted guidance on how to assess multi‐

modal impacts

‐ Unable to account for improvements outside of 

development frontage

• Enhancement of existing TIS process

• City provides additional oversight with a more active role

• Additional definition of when TIS is needed and level of analysis

• Some enhancement of impact mitigation

Option 2: Qualified Consultant List

• City Develops a list of qualified Consultants

• SOQ Consultant Selection

• Developers select from that list for their project

• Option follows much of Option 1

PROS CONS
‐ City ensures only qualified consultants do the TIS

‐ More consistent and defined coordination with the 

City

‐ Common industry process to assessing traffic 

related impacts 

‐ Additional definition for TIS requirements

‐ Limits large national companies to use their 

consultants.

‐ Potentially some inconsistencies still remain in how 

TIS methodologies are applied

‐ Remains focused on roadway capacity

‐ Potential for conflict with developer and consultant

‐ Others similar to Option 1
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Option 3: TIS Completed by City

• City completes the TIS. Two sub‐options: 

• 3a –City Hires Consultant 3b –City Completes in‐house

• Results of TIS and mitigation requirements given to development to 
construct

• City charges a fee for this effort

PROS CONS
‐ City controls process and ensures consistent TIS per 

City defined requirements

‐ Complete understanding of a project’s impact to 

the transportation network

‐ Better definition of development needed 

improvements

‐ Potentially lower cost (3b)

‐ Unusual method

‐ Potential for conflict with the results. A dispute 

resolution process needed

‐ Would require creation of new fee structure 

accounting for City of consultant costs

‐ City lacks staff and software need to complete TIS

‐ Unable to account for improvements outside of 

development frontage

Option 4: Fee Collection

• Implementation a fee for transportation improvements based on a 
defined schedule or set of defined parameters: 

• Specific Requirements governed by NRS

PROS CONS
‐ No longer a need to complete a TIS

‐ A new revenue opportunity with impact fees going 

directly to constructing the roadway network or a 

specific project instead of to creating a TIS.

‐ Some flexibility for transportation improvements

‐ Developers spend less money on Consultants

‐ Could be a simple, consistent and clearly defined 

process

‐ Common practice

‐ A new cost for development on Carson City

‐ Requires creation of new committee to oversee 

process

‐ City has more responsibility to preform analysis on 

road network as a result of development projects 

‐ Additional data collection needed to be completed by 

City to understand the scope and cost of a capital 

project

‐ Additional NRS requirements and limitations
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Option 5: Impact Mitigation

• Mitigate / Offset transportation impacts by choosing from a 
menu of improvement options

• Mitigate all trips generated

• Level of mitigation based on project type / size

PROS CONS
‐ Limits need to do a TIS

‐ Can be applied to all types of development projects

‐ More flexibility in what options are available to City 

and to Developer

‐ Ability to enhance the transportation network 

beyond traffic impacts to address nearby needs

‐ Development projects assist in constructing the 

RTP projects lessoning the costs required by the 

City 

‐ Depending on type of development, may still need a 

TIS

‐ Potential for new costs for certain development 

projects 

‐ Might construct features that are not specifically 

needed

‐ New, unique, concept not widely used in the industry

‐ Lots of details to determine and tools to create

RTC

Planning 
Commission

Advisory 
Committee

RTC/PC

Board of 
Supervisors

January 13, 2021

•Present summary of proposed TIS options for action. 

•Seeking support for moving forward with revisions to the TIS process and development of selected options. 

•Seeking support for a workplan and next steps, including establishment of an Advisory Committee. 

January 27, 2021

•Present summary of proposed TIS options for discussion. 

•Gather feedback on concerns and what changes related to development projects and conditions of 
approval may be beneficial.

February / March 2021

• Committee to consist of TRAFCC, Consultants, Developers, Organizations, and other Transportation stakeholders

• Provides input on options: identify benefits, constraints, challenges, pros/cons, of each option.

April 2021

• Staff provide summary of input gathered from RTC, PC, and Advisory Committee.

• Board provides direction to staff on what to pursue, or not pursue. 

• Approval of a conceptual framework.

October 2021

• Receive all analysis and results considering input from RTC, PC, and Advisory Committee.

• Approval of Selected Option.

Advisory 
Committee

Board of 
Supervisors

May‐July 2021

• Following Board of Supervisors, return to work out the details of the process; thresholds, parameters, values, fees, etc.

• Review and provide recommendations on draft versions of guidance manuals, tools, and/or code amendments. 

August 2021

• Receive results from Advisory Committee recommendations.

• Recommend changes or approval of an option to Board of Supervisors.
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