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TECHNCIAL MEMORANDUM 
 
TO:  William Tan | DLY PACIFIC WEST, LLC 
 
FROM:  Tom Huang, Senior Traffic Engineer | GANDDINI GROUP, INC. 
 
DATE:  May 28, 2021 
 
SUBJECT: 888 Research Drive Project Vehicle Miles Traveled (VMT) Assessment 
  (GGI Project No. 19390) 
 
 
The purpose of this focused traffic study is to assess the project trip generation and Vehicle Miles Traveled 
(VMT) screening criteria for the proposed 888 Research Drive Project in the City of Palm Springs. 
 
PROJECT DESCRIPTION 
 
The project site is located east of Research Drive and north of Computer Way at 888 East Research Drive in 
the City of Palm Springs, California. The project site is currently occupied with an existing 19,192 square foot 
light industrial building, which will be remain the same size with proposed tenant improvements. The proposed 
project involves tenant improvements to divide the existing building interior into four distinct facilities for 
cannabis cultivation, distribution, processing, and marijuana dispensary uses. The proposed project will consist 
of 11,189 square feet of cannabis cultivation facility, 1,525 square feet of distribution facility plus 1,318 
square feet of office use, 2,978 square feet of manufacturing/processing facility, and 1,419 square feet of 
retail marijuana dispensary with 763 square feet of lounge area. The project site has two existing driveways 
on Research Drive, which will remain unchanged. The project north driveway is a one-way egress access, and 
the project south driveway is a one-way ingress access. The project site plan is shown on Appendix A.  
 
PROJECT TRIP GENERATION 
 
Table 1 shows the proposed trip generation based upon trip generation rates obtained from the Institute of 
Transportation Engineers (ITE) Trip Generation Manual (10th Edition, 2017). In accordance with the ITE land 
use definitions, trip generation rates for general light industrial (Land Use Code 110), industrial park (Land Use 
Code 130) for cannabis cultivation use, manufacturing (Land Use Code 140) for manufacturing and processing 
uses, general office building (Land Use Code 710) for office and distribution uses, and marijuana dispensary 
(Land Use Code 882) for retail marijuana dispensary and lounge area uses were utilized for the existing and 
proposed land uses.  
 
Table 1 shows the project trip generation forecast. The proposed project is forecast to generate total of 
approximately net 534 daily trips, including net 18 trips during the AM peak hour and net 46 trips during the 
PM peak hour.  
 
It should be noted that a majority of project trips (approximately 88% of the daily trips) are generated by the 
retail marijuana dispensary and lounge area uses. The project’s non-retail uses are generating a small portion 
of the total proposed project trips (approximately 12% of the daily trips) with 78 daily trips. 
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VEHICLE MILES TRAVELED (VMT) ANALYSIS 
 
The City of Palm Springs has established draft guidelines for Vehicle Miles Travelled (VMT) impact for CEQA 
compliance. The VMT assessment has been prepared in accordance with methodology established in the City 
of Palm Springs Traffic Impact Analysis Guidelines (July 2020) [“TIA Guidelines”].  
 
BACKGROUND 
 
California Senate Bill 743 (SB 743) directs the State Office of Planning and Research (OPR) to amend the 
California Environmental Quality Act (CEQA) Guidelines for evaluating transportation impacts to provide 
alternatives to Level of Service that “promote the reduction of greenhouse gas emissions, the development 
of multimodal transportation networks, and a diversity of land uses.” In December 2018, the California Natural 
Resources Agency certified and adopted the updated CEQA Guidelines package. The amended CEQA 
Guidelines, specifically Section 15064.3, recommend the use of Vehicle Miles Travelled (VMT) as the primary 
metric for the evaluation of transportation impacts associated with land use and transportation projects. In 
general terms, VMT quantifies the amount and distance of automobile travel attributable to a project or region. 
All agencies and projects State-wide are required to utilize the updated CEQA guidelines recommending use 
of VMT for evaluating transportation impacts as of July 1, 2020. 
 
The updated CEQA Guidelines allow for lead agency discretion in establishing methodologies and thresholds 
provided there is substantial evidence to demonstrate that the established procedures promote the intended 
goals of the legislation. Where quantitative models or methods are unavailable, Section 15064.3 allows 
agencies to assess VMT qualitatively using factors such as availability of transit and proximity to other 
destinations. The Office of Planning and Research (OPR) Technical Advisory on Evaluating Transportation 
Impacts in CEQA (State of California, December 2018) [“OPR Technical Advisory”] provides technical 
considerations regarding methodologies and thresholds with a focus on office, residential, and retail 
developments as these projects tend to have the greatest influence on VMT.  
 
PROJECT SCREENING 
 
The TIA Guidelines identify the following screening criteria to determine if a presumption of a non-significant 
transportation impact can be made based on the facts of the project: 
 
 Local-serving retail uses less than 50,000 square feet. 
 Small projects generating less than 110 trips per day, including 10,000 square feet of office use, or 15,000 

square feet of light industrial use, or 63,000 square feet of warehousing. 
 
Presumption of Less Than Significant VMT Impact for Local-Serving Retail Uses 
 
As shown in Table 1, a majority of project trips (approximately 88% of the daily trips) are generated by the 
retail marijuana dispensary and lounge area uses which is considered to be local-serving retail uses. The total 
building area for the project is 19,192 square feet which is less than the 50,000 square feet threshold for a 
local-serving retail use. Therefore, the proposed retail portion of the project satisfies the City-established 
screening criteria for a local-serving retail use and may be presumed to result in a less than significant VMT 
impact without further analysis. 
 
Presumption of Less Than Significant VMT Impact for Small Projects 
 
As shown in Table 1, the project’s non-retail uses are generating a small portion of the total proposed project 
trips (approximately 12% of the daily trips) with 78 daily trips. Since the non-retail portion of the project is 
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anticipated to generate less than the 110 daily trip threshold for a small project, the proposed project satisfies 
the City-established screening criteria for a small project and may be presumed to result in a less than 
significant VMT impact without further analysis. 
 
CONCLUSIONS 
 
Table 1 shows the project trip generation forecast. The proposed project is forecast to generate total of 
approximately net 534 daily trips, including net 18 trips during the AM peak hour and net 46 trips during the 
PM peak hour. It should be noted that a majority of project trips (approximately 88% of the daily trips) are 
generated by the retail marijuana dispensary and lounge area uses. The project’s non-retail uses are generating 
a small portion of the total proposed project trips (approximately 12% of the daily trips) with 78 daily trips. 
 
The retail portion of the project satisfies the City-established screening criteria for local-serving retail uses 
with total building area less than the 50,000 square feet threshold, which may be presumed to result in a less 
than significant VMT impact without further analysis.  
 
The non-retail portion of the project satisfies the City-established screening criteria for a small project 
generating less than 110 trips per day, which may be presumed to result in a less than significant VMT impact 
without further analysis.  
 
Should you have any questions or if we can be of further assistance, please do not hesitate to contact us at 
(714) 795-3100 x 102. 
 
 



No. Land Use Code¹ Unit² In% Out% Total In% Out% Total

1  General Light Industrial ITE 110 TSF 88% 12% 0.700 13% 87% 0.630 4.960

2  Industrial Park (Cannibis Cultivation) ITE 130 TSF 81% 19% 0.400 21% 79% 0.400 3.370

3  Manufacturing (Processing) ITE 140 TSF 77% 23% 0.620 31% 69% 0.670 3.930

4  General Office (Office/Distribution) ITE 710 TSF 86% 14% 1.160 16% 84% 1.150 9.740

5  Marijuana Dispensary (Retail/Lounge) ITE 882 TSF 56% 44% 10.440 50% 50% 21.830 252.700

No. Land Use In Out Total In Out Total

Existing Use

A  General Light Industrial 19.192 TSF 12 2 14 2 11 13 95

 Total Existing Trips 19.192 TSF 12 2 14 2 11 13 95

Proposed Use

B  Industrial Park (Cannibis Cultivation) 11.189 TSF 4 1 5 1 4 5 38

C  Manufacturing (Processing) 2.978 TSF 1 0 1 1 1 2 12

D  General Office (Office/Distribution) 2.843 TSF 3 0 3 1 3 4 28

E  Marijuana Dispensary (Retail/Lounge) 2.182 TSF 13 10 23 24 24 48 551

 Subtotal - Proposed Non-Retail Trips 17.010 TSF 8 1 9 3 8 11 78

 Subtotal - Proposed Retail Trips 2.182 TSF 13 10 23 24 24 48 551

 Total Proposed Trips 19.192 TSF 21 11 32 27 32 59 629

+9 +9 +18 +25 +21 +46 +534

(1)

(2)

Table 1

Project Trip Generation

Trip Generation Rates

Project AM Peak PM Peak

Daily

Trips Generated

Quantity²

Notes:

Institute of Transportation Engineers, Trip Generation Manual, 10th Edition, 2017.

TSF = Thousand Square Feet

Project AM Peak PM Peak

Daily

 Project Net Trips 
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APPENDIX A 
 

PROJECT SITE PLAN 
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