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recommendations on new metrics and revised thresholds of significance for traffic and 
circulation impacts.  
 
 
ANALYSIS: 
 
The first step in revising the metrics and thresholds is to determine which projects in the 
development review pipeline would be required to use the new thresholds.  This report outlines 
five options and offers points to consider in each option.   
 
 
Option One:  Submittal of an Application for an Entitlement 
 
In this first option, once the City Council adopts revised thresholds of significance these new 
thresholds would apply to any new application submitted thereafter.  Any application submitted 
prior to approval of the new thresholds would undergo review based on existing thresholds.  A 
concern with this option is that if the existing metrics are determined to be more favorable, some 
applicants may submit projects that are incomplete and are not suitable for further case 
processing.   More importantly, this could saddle the community with projects that have not 
been fully considered. 
 
 
Option Two:  Application Deemed Complete 
 
In this second option, new thresholds would apply to any new project applications that the 
Planning Division subsequently deems complete.  Any applications deemed complete prior to 
approval of the new thresholds would undergo review based on existing threshold criteria.  
However, since a traffic study is not required to deem an application complete, and may not be 
executed for a considerable period of time, there is no substantial reason why the project should 
not undergo review based on new traffic thresholds.   
 
 
Option Three:  Release of a Notice of Preparation 
 
In this third option, once the City Council adopts revised thresholds of significance these new 
thresholds would apply to any new project that subsequently releases a Notice of Preparation.  
Projects that release a Notice of Preparation prior to City Council adoption of new thresholds of 
significance would be reviewed based on existing threshold criteria.  A Notice of Preparation 
(NOP) is only released for an EIR project; NOPs are not released for projects that require a 
Negative Declaration or Mitigate Negative Declaration.   Unfortunately, there is no parallel to the 
Notice of Preparation and no clear point when analysis begins for projects that require a 
Negative Declaration or Mitigated Negative Declaration.   
 

Option Four:  Execution of a Memorandum of Understanding to Prepare a Traffic Study  
 
In this fourth option, once the City Council adopts revised thresholds of significance these new 
thresholds would apply to any new project for which the City subsequently executes a MOU to 
prepare a traffic study.  Any projects that have already executed a MOU would undergo review 
based on existing thresholds.  For background, applicants are not allowed to prepare their own 
traffic studies for use with CEQA. Instead, applicants must sign a memorandum of 
understanding (MOU) with the Department of Transportation (DOT), at which time staff hires a 
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traffic-engineering firm to prepare a traffic study.  At the request of the applicant, the DOT can 
execute the MOU at any point in the development review process, including prior to submittal of 
an application.  Therefore, under this option, it would be possible for project applicants to secure 
its usage of the existing thresholds so early in the development review process that a project 
could go through substantial changes.  This causes the same rush noted in Option One.   

 
Option Five:  Application Deemed Complete and MOU to Prepare a Traffic Study Executed  
(Staff’s Recommendation) 
 
In this hybrid option, once the City Council adopts revised thresholds of significance, the new 
thresholds would apply to projects that have not been deemed complete and/or have not 
executed a traffic study MOU.  Any projects that have both been deemed complete and have 
executed a traffic study MOU would undergo review based on existing thresholds.   
 
Staff’s recommendation accounts for two main issues highlighted in the options above.  It limits 
the potential influx of incomplete application submittal and the rush to submit applications or 
execute traffic study MOUs to secure use of the existing metrics.  It also addresses the fact that 
if the City deems a project complete but execution of the traffic study MOU can happen at a 
later stage, thereby preventing a project’s use of the existing thresholds.  In these cases, since 
the traffic analysis has not begun there is no substantive reason why the project’s traffic study 
should not use the new thresholds.   
 
Once a traffic study MOU is signed and the project has been deemed complete, the applicant 
nor the City may not modify the methodology and metrics of the traffic study nor require the 
applicant to prepare an additional traffic study using the newly adopted metrics .  Allowing a 
project to change its methodology while a traffic study is being prepared or after a study is 
prepared would unfairly delay a project.   
 
  






