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VMT ANALYSIS 
SPECIFIC PLAN 3.0 BUILDOUT PROJECT 

 
 
 

INTRODUCTION 
 
This memorandum documents the vehicle miles traveled (VMT) analysis conducted for the proposed 
Specific Plan 3.0 Buildout Project (Project) located at 4961 Katella Avenue in the City of Cypress 
(City). The City utilizes the methodology and significant threshold criteria identified in the 
“Guidelines For Evaluating Vehicle Miles Traveled Under CEQA for Orange County, dated September 
17, 2020” (County Guidelines), which the VMT analysis has been based upon. 
 
PROJECT DESCRIPTION 
 
The project site consists of approximately 134 acres of land (Buildout Area) subject to Cypress Town 
Center and Commons Specific Plan 3.0 (Specific Plan) that was approved by Cypress voters on 
November 5, 2024 pursuant to Measure S.  The Specific Plan establishes a comprehensive plan and 
regulatory framework for the use and development of the Buildout Area. The Project includes single-
family and multi-family residential development that reflects the maximum buildout allowed under 
the Specific Plan. The Buildout Area is shown in its regional setting on Figure 1. 
 
The Specific Plan permits the development of a maximum of an additional 1,791 residential units on 
the Buildout Area. 
 
With respect to non-residential development, the Specific Plan permits an aggregate maximum of 
874,354 square feet of non-residential floor area within the Buildout Area. However, based on 
current and reasonably foreseeable future market conditions, and taking into account the additional 
residential units, it is anticipated that only a portion of the maximum amount of non-residential 
development allowed under the Specific Plan will be developed. The analysis herein is therefore 
conservatively based on the development of 440,000 square feet of non-residential floor area, which 
is approximately 50% of the maximum non-residential floor area permitted under the Specific Plan.  
The proposed residential and non-residential development includes: 

 Single-Family Attached Housing – 269 Dwelling Units 

 Single-Family Detached Housing – 141 Dwelling Units 

 Senior/Multi-Family Housing (Low-Rise) – 535 Dwelling Units 

 Multi-Family Housing (Low-Rise) – 338 Dwelling Units 

 Multi-Family Housing (Mid-Rise) – 508 Dwelling Units 

 440,000 square feet of non-residential uses (retail and other commercial uses)  on multiple 
lots.  

For the purposes of this analysis, non-residential land uses are categorized into two types: retail 
and other commercial uses.   It is anticipated that most of the non-residential development within 
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the Buildout Area will consist of retail space, but that the non-residential development may include 
a limited amount of commercial uses that, while similar to retail in customer orientation, are 
primarily service-based—such as hotels, motels, or similar service-oriented uses, as well as some 
neighborhood office space. 

Figure 1 – Vicinity Map 

 
 

VMT SCREENING 
 
A VMT screening was conducted to evaluate the Project based on the pre-established criteria outlined 
in the County Guidelines for presuming a less-than-significant impact. These criteria assess whether 
the Project or its location has specific characteristics that justify such a presumption. Specifically, the 
following applicable screening criteria in the County Guidelines have been considered for the Project: 

1. Project in High-Quality Transit Area (HQTA) 

A project located within 0.5 mile from an existing major transit stop1 or within 0.5 mile from 
an existing stop along a high-quality transit2 corridor is considered an HQTA project and is 

 
1 Under the amended Pub. Resources Code § 21064.3 – “‘Major transit stop’ means a site containing an existing rail transit station, a ferry 
terminal served by either a bus or rail transit service, or the intersection of two or more major bus routes with a frequency of service 
interval of 20 minutes or less during the morning and afternoon peak commute periods.” 
2 Pub. Resources Code § 21155 - For purposes of this section, a “‘high-quality transit corridor’ means a corridor with fixed route bus service 
with service intervals no longer than 15 minutes during peak commute hours.” 
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presumed to result in a less-than-significant VMT impact. The Buildout Area is served by 
Orange County Bus stop (Route 50). However, this stop does not have bus routes operating 
with a frequency of 20 minutes interval and therefore cannot be considered a major transit 
stop. As a result, the Project does not meet this criterion. 
 

2. Neighborhood Retail Project 

The County Guidelines include a 50,000-square foot screening threshold for the totality of 
local-serving retail on a project site, but in doing so, the County Guidelines depart from how 
the Governor’s Office of Planning and Research (OPR) applies this threshold in its Technical 
Advisory on Evaluating Transportation Impact In CEQA dated April 2018 (OPR Technical 
Advisory). 
 
Specifically, page 16 of the OPR Technical Advisory discusses the 50,000-square-foot 
threshold, stating: 
 

Generally, however, retail development including stores larger than 50,000 
square feet might be considered regional-serving, and so lead agencies should 
undertake an analysis to determine whether the project might increase or 
decrease VMT. 

 
This language is commonly understood to mean that the threshold applies on a per-store 
basis. The intent is to identify larger, individual retail tenants—such as big-box stores—that 
are more likely to attract regional trips and therefore increase VMT. In contrast, smaller 
stores below this threshold are generally presumed to be local-serving, with the potential to 
reduce trip lengths by serving nearby residents. 
 
The County Guidelines, however, apply the 50,000-square-foot threshold to a entire project’s 
total retail space. On page 10, they define "Neighborhood Retail Project" as follows: 
 

Neighborhood Retail Project: The project involves local-serving retail space 
of less than 50,000 square feet. 

 
This approach imposes an overly conservative standard that differs from OPR’s intent. OPR’s 
guidance focuses on evaluating the size and function of individual stores, recognizing that 
smaller-format stores typically serve local markets, even when grouped together in a single 
retail center. By aggregating the square footage across an entire project, the County 
Guidelines effectively require groupings of small and mid-sized retail tenants—such as 
grocery stores, pharmacies, and service shops, which are commonly co-located—to be 
evaluated collectively. As a result, typical neighborhood-serving retail centers may lose the 
presumption of a less-than-significant VMT impact simply because the combined project 
square footage exceeds 50,000, even when no individual tenant would trigger additional 
review under OPR’s framework. 
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Notably, page 1 of  the County Guidelines states: 
 

This document serves as a guide for application and substantial evidence for 
the County of Orange’s (County) adopted project screenings, significance 
thresholds, and mitigation strategies, modeled after the Governor’s Office of 
Planning and Research’s (OPR) Technical Advisory (TA) for CEQA 
transportation studies. 
 

Despite this statement, the County’s characterization of the 50,000-square-foot threshold 
diverges in a significant way from the OPR Technical Advisory. Rather than using store-level 
size as a proxy for travel behavior—as OPR recommends—the County Guidelines apply a 
more rigid, and unsubstantiated, project-level cutoff that will require a detailed VMT analysis 
for projects that do not involve regional-serving retail. 
 
The proposed Project assumes approximately 440,000 square feet of retail and other 
commercial space pursuant to the Specific Plan that is intended to provide retail and other 
service-oriented uses, as well as a limited amount of other types of commercial space, that 
enhance access to essential goods and services while supporting local employment 
opportunities. The 440,000 square feet will be distributed on multiple sites within the 
Buildout Area in a manner that maintains a local-serving character appropriate for the 
surrounding community. Because the Project is conceptual buildout under the Specific Plan, 
specific non-residential tenants have not yet been identified. However, Section 3.3.1 of the 
Specific Plan outlines the range of permitted retail and other commercial uses, which include, 
for example, general merchandise stores, financial services, hardware stores, florists, 
barber/beauty shops, and family entertainment centers with party facilities. 
 
As discussed previously, the County Guidelines adopt a 50,000-square-foot threshold to 
screen out retail projects presumed to have a less-than-significant VMT impact. However, as 
noted, the County Guidelines apply this threshold to the total retail floor area rather than on 
a per-store basis, diverging from the OPR Technical Advisory, which more appropriately 
applies the 50,000-square-foot threshold to individual stores—flagging large-format tenants 
(such as big-box retailers) that might draw regional trips and therefore generate higher VMT. 
 
It is anticipated that no single retail establishment developed as part of the Project will exceed 
50,000 square feet in size. Accordingly, even though the total non-residential space will 
exceed 50,000 square feet, each individual retail tenant is anticipated to fall below the OPR’s 
screening threshold for regional-serving retail uses. In this way, the Project remains 
consistent with the intended function of the 50,000-square-foot threshold as construed in the 
OPR Technical Advisory: supporting the presumption that typical small-format, local-serving 
retail establishments are unlikely to result in a significant VMT impact. 
 
Applying this approach, the Project’s retail component—comprised of a collection of smaller, 
neighborhood-oriented stores—would not trigger additional VMT analysis under the OPR 
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framework. Although the County Guidelines take a more conservative position by aggregating 
total project area, the underlying purpose of the threshold is still met because the Project will 
primarily serve local demand without inducing substantial new regional vehicle trips. 
Therefore, the development of the Project's retail uses should be presumed to result in a less-
than-significant VMT impact. 
 
In addition to retail uses, the non-residential component of the Project may include other 
uses that are not primarily retail in nature, but are less impactful than retail from a VMT 
standpoint.  One example is hotels or motels. A qualitative VMT assessment supports the 
conclusion that these anticipated hotel or motel uses, like the retail uses, are unlikely to result 
in a significant VMT impact. Non-destination hotels and motels primarily serve existing travel 
demand rather than generating new trips, particularly when located near freeways. These 
facilities accommodate overnight travelers and event attendees already in the region, often 
helping to reduce overall trip lengths. 
 
The impact of these uses on the transportation system is generally negligible, and in some 
cases beneficial, provided they do not significantly alter the local supply, become major 
attractions, or introduce substantial new travel demand. None of these conditions are 
anticipated in connection with the potential hotel or motel uses associated with the Project. 
As a result, these uses are also presumed to have a less-than-significant VMT impact. 
 
Notwithstanding that OPR's definition of the 50,000-square-foot threshold is a well-
supported approach that is widely followed in VMT analyses of retail projects throughout 
California, in recognition of the more conservative approach in the County Guidelines to apply 
the 50,000-square-foot threshold to total project retail area, a quantitative analysis is 
provided below, in the section title “Quantitative Retail VMT Analysis and Impact 
Determination," in accordance with the County Guidelines. As shown therein, even when 
applying the County’s more stringent methodology, the Project’s retail component will have 
a less-than-significant VMT impact, further substantiating the conclusion that the Project’s 
neighborhood-serving retail and other commercial uses do not generate substantial new 
regional vehicle travel. 
 

3. Low VMT Area Projects 

Projects located in areas with low VMT are generally presumed to have a less-than-significant 
VMT impact. The Buildout Area is within a region where residential uses generate less than 
85% of the regional average VMT per capita. However, according to the County Guidelines, 
this screening criterion does not apply to large projects generating 1,000 or more daily 
vehicle trips. Since the Project is expected to generate over 1,000 daily vehicle trips, a 
quantitative VMT analysis is required to accurately assess its impacts, and the Project cannot 
be screened out based on this criterion. 

Land development projects that meet applicable VMT screening criteria may be presumed to have a 
less-than-significant VMT impact. However, any projects or portions of projects that do not meet 
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these criteria require a detailed VMT analysis using the latest regional travel demand model 
approved by the County. The Project’s compliance with these screening criteria was reviewed and 
evaluated based on the County Guidelines. 

Conclusion of VMT Screening Assessment 

The Project does not meet the HQTA or Low VMT Area screening criteria, but does qualify as a 
neighborhood-serving retail development under the OPR Technical Advisory. A supplemental 
quantitative analysis conducted in accordance with the County Guidelines confirms that the Project’s 
non-residential uses result in a less-than-significant VMT impact, supporting the conclusion that the 
Project satisfies both the intent and technical requirements for VMT screening.  

However, the residential component does not meet any of the applicable project-type screening 
criteria and, therefore, cannot be presumed to have a less-than-significant VMT impact. 
Consequently, a full VMT analysis was conducted for the proposed residential land use in accordance 
with the County Guidelines, as detailed below. 

 

VEHICLE MILES TRAVELED (VMT) ANALYSIS 

A VMT analysis was conducted for both the residential and non-residential components of the Project 
using the most recent version of the Orange County Transportation Analysis Model (OCTAM), Version 
5.1. OCTAM is a trip-based travel demand model that simulates travel behavior based on socio-
economic data, including household, population, and employment characteristics, to estimate trip 
generation and mode choice. 

To accurately reflect the proposed Project within the model, updates were made to the socio-
economic data for the Traffic Analysis Zone (TAZ) encompassing the site—TAZ 440. This included 
adjustments to both residential households and employment estimates associated with retail and 
other commercial uses. 

The OCTAM model uses 2019 as its base year and 2050 as its horizon year. Accordingly, the VMT 
analysis was conducted under the following scenarios: 

 Existing Conditions: Reflecting the 2019 model base year. 

 Existing Plus Project Conditions: Reflecting 2019 conditions with the proposed Project 
incorporated. 

 Cumulative Plus Project Conditions: Reflecting 2050 conditions with the Project 
incorporated. 

Project Land Use Conversion 

To model the full Project accurately, the land use program described in the Specific Plan was 
converted into terms compatible with OCTAM. As the detailed VMT impact determinations focus on  
the full land use mix, both residential and non-residential land uses were integrated into the model 
to ensure accurate representation of internal trip-making behavior (e.g., residents accessing on-site 
retail and other commercial uses or jobs). 
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In OCTAM, non-residential land uses are modeled using employment estimates categorized as retail, 
service, or basic employment. Therefore, the retail square footage assumed for the Project was 
converted to employment estimates based on trip generation-based assumptions. Specifically, 
employment was calculated using rates from the Institute of Transportation Engineers (ITE) Trip 
Generation Manual, 11th Edition. Retail employment was estimated at a rate of approximately two 
employees per 1,000 square feet. Based on the anticipated land use mix, 90% of non-residential 
employment was assigned to the retail category and 10% to service, consistent with expected project 
uses such as general merchandise, food services, personal care, and small-scale office. 

These estimates were added to the baseline household and employment values within TAZ 440 for 
use in both the existing plus project and cumulative plus project model runs. Employment associated 
with the existing Los Alamitos Race Course was not included, as the continued operation of the 
racetrack is not part of the proposed Project. Per applicant input, 95 racecourse-related jobs were 
excluded from the adjusted baseline. 

Table 1 below summarizes the final land use inputs applied to the travel demand model for 
analysis. 

Table 1 – Project Model Inputs 

Project Land Use Household 
Retail 

Employment 
Service 

Employment 

Project TAZ 1,791 706 79 

 

Project Home-Based VMT Per Capita For Residential Project Component 

The residential component of the Project was evaluated using a measurement called Home-Based 
VMT (Vehicle Miles Traveled) per Capita. This metric estimates the average amount of driving 
generated by each project resident. The calculation is based on the Production-Attraction (PA) 
method from the OCTAM model, a tool used to analyze travel behavior. Below are the key steps in 
this process: 

1. Trips Generated: The model first estimates how many trips will start or end at the 
residential units in the Project. These trips could include commuting to work, going to school, 
shopping, or participating in other activities. 

2. Trip Lengths: The model then calculates the average distance of each trip. Some trips might 
be short, such as visiting a nearby store, while others might be longer, like driving to a 
workplace. 

3. Travel Mode Selection: Based on the trip’s length, purpose, and the availability of different 
transportation options, the model determines how each trip will be completed—whether by 
walking, biking, or driving. 

4. Total Travel Distance: The model adds up the total distance for trips made by vehicles only. 
This total is referred to as the Home-Based Production VMT. 
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5. Dividing by Population: Finally, the total vehicle travel distance is divided by the number of 
residents in the project, resulting in the average driving distance per person, known as Home-
Based VMT per Capita. 

This metric is used to evaluate how well a project is designed to reduce driving. For example, if a 
project is located close to jobs, schools, and stores, or offers convenient options for walking, biking, 
or public transit, residents are likely to drive less. This would result in a lower Home-Based VMT per 
Capita, indicating a more efficient and sustainable design. 

Residential VMT Significance Threshold and Impact Determination 

The City's threshold, of significance for a project's VMT impact with respect to residential uses, based 
on the County Guidelines, is described in Table 2. While the proposed Project includes both 
residential and retail and other commercial land uses, since only the residential component of the 
Project is subject to VMT impact evaluation, only the threshold of significance for residential is 
described in this section. 
 

Table 2 – VMT Threshold of Significance 

Land Use Threshold of Significance 

Residential 
13.21 VMT per capita * 
(15% below existing regional average) 

 * Base Year 2019 OCTAM Travel demand model 
 
The following summarizes the results of the residential VMT analysis. Table 3 shows the Home-
Based VMT per Capita results for the existing plus project (2019) and cumulative plus project (2050) 
conditions. As shown in Table 3, Home-Based VMT per Capita for the Project is higher than the 
County's residential VMT significance thresholds under both existing and cumulative plus project 
conditions. 
 

Table 3 – Residential VMT Impact 

Analysis Scenario Home-Based 
VMT/Capita 

Significance Threshold 
(15% Below Existing regional average) 

13.21 

Existing Plus Project (2019) 14.29 

Cumulative Plus Project (2050) 14.94 

VMT in Excess of Significance Threshold 1.73 

VMT % In Excess of Threshold  11.6% 

 
The VMT % in Excess of Threshold of 11.6% was calculated based on the ratio of the VMT in Excess 
of Significance Threshold, which is 1.73, as compared to the greater of the Project's residential VMT 
impacts, which here is the Cumulative Plus Project (2050) Home-Based VMT/Capita of 14.94.  
 
1.73 / 14.94 = 11.6% 
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The 11.6% represents the greatest exceedance of the residential significance threshold. As shown, 
however, the Project's Home-Based VMT per Capita for the Project's residential component exceeds 
the residential VMT significance threshold under both the existing and cumulative plus project 
conditions. 
 
Quantitative Retail VMT Analysis and Impact Determination 
 
In addition to the qualitative VMT assessment provided above, a quantitative analysis was conducted 
to evaluate the Project’s retail land use component in accordance with the significance thresholds 
and methodology outlined in the Orange County Vehicle Miles Traveled (VMT) Guidelines. The 
analysis was designed to determine whether the inclusion of retail uses would result in a significant 
increase in Countywide VMT under both existing and cumulative conditions. 
 
Retail VMT Significance Threshold and Impact Determination 
 
As stated on page 10 of the County Guidelines, the applicable significance threshold for retail projects 
is based on the net change in total (i.e., Countywide) VMT: 
 

Recommended threshold for retail projects: A net increase in total VMT may indicate 
a significant transportation impact. 
 

Under this threshold, a project’s retail component is considered to have a less-than-significant VMT 
impact if it does not increase total Countywide VMT. The intent of this metric is to account for 
whether new retail uses shorten overall travel distances by redirecting existing trips closer to origin 
points (i.e., internalizing trips), thereby reducing VMT at a regional scale. 
 
To apply this threshold, OCTAM model runs were conducted comparing "plus project" conditions 
with and without the retail component, while keeping the proposed residential component 
unchanged. This isolates the impact of the retail uses on Countywide VMT by assessing whether their 
inclusion in the Project results in a net increase or decrease in vehicle travel. The analysis was 
conducted under both: 
 

 Existing conditions (2019), using the model base year; and 
 Cumulative conditions (2050), based on the model’s forecast year. 

 
As shown in Table 4, the inclusion of the retail component results in a net decrease in total 
Countywide VMT under both existing and cumulative scenarios with the addition of the Project. This 
reduction occurs because integrating retail uses into the project area enables more trips to occur 
internally or over shorter distances, reducing the need for residents to travel off-site for essential 
services and goods. 
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Table 4 – Retail VMT Impact 

Analysis Scenario 
Total 

Countywide 
VMT 

Significance Threshold 
(Net Increase in Total VMT) 

>0 

Existing Plus Project (2019) Without Retail 146,839,424 

Existing Plus Project (2019) With Retail 146,828,973 

Cumulative Plus Project (2050) Without Retail 157,660,001 

Cumulative Plus Project (2050) With Retail 157,643,286 

Net Change in VMT With Retail (2019) -10,451 

Net Change in VMT With Retail (2050) -16,715 

Note: Total VMT is reported based on the Origin-Destination Method. 

 
 
POTENTIAL VMT MITIGATION MEASURES 
 
As previously discussed, the Project’s retail and other commercial uses component was determined 
to result in a less-than-significant VMT impact based on both qualitative and quantitative evaluations. 
However, the residential component was found to exceed the County’s significance threshold for 
VMT, which is based on whether a project’s home-based VMT per capita is 15 percent or more below 
the regional average. Since the Project exceeds this residential significance threshold, the Project's 
residential component is considered to have a significant VMT impact under CEQA. 
 
When a significant VMT transportation impact is identified, feasible mitigation measures must be 
considered and, if relevant and feasible, implemented pursuant to the California Environmental 
Quality Act (CEQA) to avoid or reduce the impact to a less-than-significant level. 
 
One way to potentially mitigate a project's significant VMT impact is by implementing feasible 
Transportation Demand Management (TDM) strategies.  In this regard, the California Air Pollution 
Control Officers Association (CAPCOA) publishes the Handbook for Analyzing Greenhouse Gas 
Emission Reductions, Assessing Climate Vulnerabilities, and Advancing Health and Equity in December 
2021 (CAPCOA Guidelines), which provides methods for estimating the mitigation effects of various 
TDM strategies. This document is commonly used throughout the State to identify and document 
potentially feasible TDM strategies. 
 
Based on a review of these TDM strategies, the following potential mitigation measures were 
evaluated for their applicability to this Project and their potential to reduce the Project's significant 
residential VMT impact. 
  

I I I 
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 Construct or Improve Bike Facility (CAPCOA Handbook Strategy T-19-A): This mitigation 
measure would require the Project to include a new bicycle facility or facilities or improve an 
existing facility that would connect the Project to the existing regional bicycle network. The 
construction/improvement of bicycle facilities would provide residents with the opportunity to 
bike to their destination rather than drive, reducing the number of vehicle trips and overall 
Project-generated VMT.  

The Project is assumed to include the addition of approximately 1 mile of bicycle facilities, 
connecting to the existing bicycle network. Applying the calculation parameters applicable to the 
surrounding area as provided in the CAPCOA Handbook for Measure T-19-A, this improvement 
is estimated to achieve a 0.1% reduction in VMT by enhancing active transportation options, 
increasing network connectivity, and encouraging a shift away from single-occupancy vehicle 
trips. 
 

Figure 2, on the following page, shows the existing Bikeways per the Orange County Transportation 
Authority (OCTA) Bikeways map. The segment of Cerritos Avenue, adjacent to the Buildout Area, is 
an existing Class II Bike facility with buffered bike lanes. West of Denni Street/Lexington Drive and 
east of Walker Street it is a Class III Bike facility. Denni Street is an existing Class III Bike facility. 
Moody Street and Walker Street have existing Class II Bike facilities with a dedicated bike lane. 

 Provide Pedestrian Network Improvement (CAPCOA Handbook Strategy T-18): This 
mitigation measure requires the construction of off-site sidewalks to improve sidewalk coverage 
and pedestrian access to the surrounding area. The construction of such pedestrian facilities 
would provide residents with the opportunity to walk to their destination rather than drive, 
reducing the number of vehicle trips and overall Project-generated VMT. The Project will add 
approximately 1.7 miles of new sidewalks along the Moody Street and Vessels Circle extensions, 
which will be public streets. From the CAPCOA Guidelines, the recommended study area of 0.6 
mile from the project perimeter was used to determine the length of existing off-site sidewalks, 
within that radius, which is 7.7 miles. The Project will increase the existing study area sidewalk 
length from 7.7 miles to 9.4 miles, which would reduce VMT by 1.1% according to the formula 
provided in the County Guidelines. This estimate assumes moderate improvements to pedestrian 
infrastructure, such as creating new connections to Moody Street and Vessels Circle, as well as 
typical safety and accessibility upgrades. 

Pedestrian access by sidewalks to the Buildout Area will be from Katella Avenue, Cerritos Avenue, 
Lexington Drive, and Vessels Circle, as extended. Further pedestrian circulation improvements 
include sidewalk along the extension of Moody Street south of Cerritos Avenue. These pathways, 
together with the existing pedestrian infrastructure on the surrounding streets, will ensure 
seamless integration with the broader pedestrian network, effectively linking the Buildout Area 
with nearby amenities and transit options 
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Figure 2 – Existing Bikeways Near Buildout Area 

 
Source: OCTA Orange County Bikeways Map 

 
 
Table 5 summarizes the Residential VMT reductions taken from implementing both the T-19-A, 
Construct or Improve Bike Facility and T-18, Provide Pedestrian Network Improvement, totaling 
1.2%. This results in a net increase in Residential VMT % in excess of the significance threshold with 
mitigation of 10.4%.  
 

Table 5 – Residential VMT Impact with Mitigation 

Analysis Scenario Home-Based 
VMT/Capita 

Significance Threshold 
(15% Below Existing regional average) 

13.21 

VMT % In Excess of Threshold 11.6% 

VMT Reduction from Mitigations 1.2% 

VMT % In Excess of Threshold with Mitigation 10.4% 
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FINDINGS AND CONCLUSIONS 
 
Based on the results of this analysis, the following findings and conclusions are made: 
 

 Based on a qualitative analysis of the Project's non-residential component, which includes 
retail and other commercial uses,  pursuant to the screening threshold in the OPR Technical 
Advisory as well as quantitative analysis pursuant to the County Guidelines, the Project’s non-
residential component would not result in a net increase in VMT and the Project would 
therefore have a less-than-significant VMT transportation impact with respect to such 
component. 

 The Project’s residential VMT impact would exceed the City’s significance threshold and the 
Project would therefore have a significant residential VMT impact. It has been determined that 
two feasible mitigation measures would reduce that significant impact. First, improvements 
to the pedestrian network in accordance with CAPCOA Handbook Strategy T-18 would reduce 
the Project's residential VMT impact by 1.1%.  Second, the improvement of bike facilities in 
accordance with CAPCOA Handbook Strategy T-19-A would reduce the Project's residential 
VMB impact by 0.1%.  With the implementation of these feasible mitigation measures, the 
Project's residential VMT impact would remain significant, with a residential VMT impact of 
10.4% over the significance threshold, so that the Project's residential VMT impact would be 
significant and unavoidable.


