TECHNICAL MEMORANDUM
From:

Frederik Venter, P.E. and Jacob Mirabella
Kimley‐Horn and Associates
10 South Almaden, Suite 1250
San Jose, CA 95113

To:

Shawn Milligan
Genflora, LLC
21710 Stevens Creek Boulevard, Suite 200
Cupertino, CA 95014

Date:

May 19, 2020

Re:

Traffic Study for Uesugi Farms Site
Hemp Storage/Processing and CBD Oil Extraction Land Use Change
Santa Clara County, California

This technical memorandum represents the traffic evaluation that was conducted to assess the potential
trip generation affects that would result from the proposed site use changes at Uesugi Farms, which is
located at 1020 CA‐25 in Santa Clara County, California. The Project proposes to convert building D, which
currently packs fruits and vegetables (produce), into a hemp processing and CBD oil extraction facility. In
addition, buildings B and H are currently used to store produce but will instead be used to store hemp as
part of the proposed Project. This traffic study includes an evaluation of the Project’s trip generation
potential, as well as a discussion on the potential vehicle miles traveled (VMT) changes attributable to the
Project.

Summary of Findings
The existing Project site consists of six existing buildings that store and process fruits and vegetables
(produce). The site was approved in June 2006 to construct additional buildings and the total approved
building gross floor area (GFA) for the site includes up to 47,380 square feet of land uses that store and
process produce. Furthermore, the site is approved to allow up to 40 employees onsite per day and
operate from 6:00am to 7:00pm, Monday through Saturday. Harvesting seasonality is by default part of
the use permit due to the associated land use activity. Not all the buildings have been constructed as
approved in the 2006 use permit.
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The Project proposes to use seven of the eight approved buildings (the approved 700 square foot building
F, as previously approved under the 2006 permit, would still not be constructed as part of this use
application). The proposed Project would allow up to 40 employees onsite per day (the same number of
employees as previously approved), as well as conduct operations from 6:00am to 7:00pm, Monday
through Saturday, which is consistent with the 2006 conditions of approval. The Project proposes to store
and process hemp instead of produce, and extract canniboid (CBD) oil on the site. The total building GFA
of the proposed Project is 46,680 square feet, which is consistent with the 2006 permit.
This evaluation indicates that the proposed Project would generate the same number of trips for the built
and approved buildings on the site. If building F is eventually built, no additional employees will be hired
on the site and the building will be part of daily operations.
The delivery of hemp, and the distribution of CBD oil trips are anticipated to be consistent with the
approved 2006 permit since no building expansion is planned. Thus, the proposed Project would not
generate any additional trips. The general geographic location for growth of hemp and the distribution of
CDB oil is anticipated to be the same as for fresh produce, and as such, no increase in vehicle miles traveled
(VMT) is anticipated and the project wouldn’t trigger any VMT transportation impacts.

Introduction
The Project site is located along CA‐25, approximately 1 ½ miles east of US 101, in Santa Clara County,
California. The Project site’s address is 1020 CA‐25. The Project location is shown in Figure 1.

Figure 1 – Project Location
The Project site consists of eight approved buildings (six buildings currently exist onsite and two buildings
are approved for future construction) and is currently approved to store and process a variety of
vegetables and fruits (produce). The Mitigated Negative Declaration that was adopted in June 2006 and
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serves as the basis for the approved land use assumptions is included in the Appendix. The approved site’s
land uses include a variety of light industrial related uses and the Project proposes to change the use of
approved buildings B and H from fruit and vegetable (produce) storage to hemp storage. In addition,
building D’s use is proposed to change from produce packing to hemp processing and cannabidiol (CBD)
oil extraction.
No external modifications or expansions are proposed for any of the existing or approved buildings. All
existing buildings will be utilized by the proposed Project. Building F, which is not yet built, will not be
constructed as part of the Project. The approved and proposed uses are summarized in Table 1. The
Project site plan is shown in Figure 2.
Table 1 – Approved and Proposed Land Use Summary
Building

Approved
Building
Gross Floor
Area

Approved Use (Baseline)

Proposed
Building Gross
Floor Area

Proposed Use (Project)1

A

3,328 SF

Office

3,328 SF

Office

B

5,600 SF

Cooler (Produce)

5,600 SF

Cooler (Hemp)

C

1,432 SF

Pressure Cooler

1,432 SF

Pressure Cooler

D

8,500 SF

Packing (Produce)

8,500 SF

Processing (Hemp) and Extraction (CBD
Oil)

E

1,320 SF

Refrigeration Room
(Equipment)

1,320 SF

Refrigeration Room (Equipment)

F

700 SF

Trucker Lounge (Not Built)

‐2

‐2

G

1,500 SF

Dispatch Office (Not Built)

1,500 SF3

Dispatch Office3

H

25,000 SF

Cooler (Produce)

25,000 SF

Cooler (Hemp)

Total

47,380 SF

46,680 SF

1. Bolded green text indicates where the proposed use deviates from approved use.
2. Approved Building F will not be constructed as part of the proposed Project.
3. Approved Building G will be constructed as part of the Project, consistent with the 2006 CUP.

As described in the table above, the Project proposes to utilize the already approved buildings at the
Project site, except for build F. The following section provides more detail on the site operations and trip
generation potential.
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Google Earth

Figure 2

Project Site Plan

Trip Generation Analysis
Trip generation estimates were developed for this traffic study using the Institute of Transportation
Engineers (ITE) Trip Generation Manual, 10th Edition.
As described in the introduction section of this memorandum, the approved use consists of eight buildings
that are currently used for storing, processing, and packing a variety of fruits and vegetables. The site also
includes a small office space and equipment storage spaces that support the approved produce storage
and processing facilities. Thus, the overall site can be characterized as light industrial.
Approximately 47,380 square feet of building gross floor area (GFA) were approved, as well as up to 40
employees onsite per day and hours of operations 6:00am to 7:00pm Monday through Saturday. The
Project proposes to utilize the approved buildings and to also allow up to 40 employees onsite per day. In
addition, the proposed use will utilize the same hours of operations as the approved, which is 6:00am to
7:00pm.
Based on the approved and proposed land use and operational conditions, ITE land use 110 (light
industrial) is appropriate for weekday trip generation estimates. Furthermore, the proposed site will
utilize all approved buildings (except for Building F, which will result in net change in utilized GFA of ‐700
square feet). In addition, the proposed use will allow up to the approved number of employees (40
employees) onsite per day, adhere to the approved hours of operation (Monday through Saturday –
6:00am to 7:00pm), and continue to operate as light industrial by storing and processing hemp instead of
fruits and vegetables. Thus, it is anticipated that the approved site would generate roughly the same
number of daily, AM peak hour, and PM peak hour weekday trips as the approved use.
As published in ITE, light industrial land uses generate approximately 4.96 daily weekday trips per 1,000
square feet of building GFA. In addition, light industrial land uses generate approximately 0.70 weekday
AM peak hour trips per 1,000 GFA and 0.63 weekday PM peak hour trips per 1,000 GFA. AM and PM peak
hour trip generation rates are used to estimate the one‐hour AM and one‐hour PM peak trips that would
occur during the local transportation network peak (i.e. adjacent street peak), which typically occurs from
7:00am to 9:00am and from 4:00pm to 6:00pm on weekdays.
Table 2 indicates the trip generation estimates for the approved and proposed uses assuming the
approved 47,380 square feet of GFA. Using these rates, it is estimated that the approved and proposed
land uses generate approximately 236 daily trips, 33 AM peak hour trips (29 in / 4 out), and 30 PM peak
hour trips (4 in / 26 out). As described above, the proposed land use will utilize the same buildings,
employees, and hours of operations (but at this time would not construct building F). These trips include
employee trips as well as truck deliveries and pickups.
Table 2 – Site Trip Generation Estimates (Weekdays)
Land Use

Size

Units

Daily
Trip
Rate

Daily
Trips

AM Peak
Hour Rate3

AM Peak
Hour Trips
(IN/OUT)

PM Peak
Hour Rate3

PM Peak
Hour Trips
(IN/OUT)

KSF2

4.96

236

0.70

33 (29/4)

0.63

30 (4/26)

Approved and Proposed Conditions1
Light Industrial
(LU 110)

47.380

Source: Institute of Transportation Engineers (ITE) Trip Generation Manual, 10th Edition (2017)
1.
2.
3.

Trip generation estimates based on ITE average rates.
KSF = 1,000 Square Feet
Peak hours occur during the adjacent street AM and PM peak (7:00am‐9:00am and 4:00pm‐6:00pm).
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Trips per employee can also be used to estimate a site’s trip generation potential. The 236 daily trips
indicated in Table 2 is equivalent to approximately 5.90 weekday daily trips per employee (236 weekday
trips/40 employees per weekday = 5.90). In this case, employees would be the independent trip
generation variable, but includes all trips to/from the site (i.e. truck deliveries and pickups). This result
appears reasonable. The Project site is located in a rural area and most employees will make one trip to
the site in the morning and one trip leaving the site in the evening, generating roughly two trips per
employee per weekday (80 daily trips total), while the remaining 156 weekday trips (236 total weekday
trips – 80 employee weekday trips = 156) would be attributed to hemp deliveries and CBD oil distribution
pickups.
Based on knowledge of the area, traffic in the Project vicinity peaks on weekdays. In addition, the
approved and proposed uses will generate peak trips during weekdays. While the Project will generate
some trips on Saturdays, the above evaluation represents peak traffic generated by the Project site when
the local transportation network also experiences peak traffic demand.
Note that the above analysis does not assume any reductions for carpooling, bike, or pedestrian trips.

Vehicle Miles Traveled Evaluation
In 2018, the California state legislature, in approving SB 743, directed the Office of Planning and Research
(OPR) to develop guidelines for assessing transportation impacts based on vehicle miles traveled, or VMT.
In response to SB 743, the California Environmental Quality Act (CEQA) and its implementing guidelines
(CEQA Guidelines) were significantly amended regarding the methods by which lead agencies are to
evaluate a project’s transportation impacts. As described in CEQA Guidelines Section 15064.3(a):
Generally, vehicle miles traveled is the most appropriate measure of transportation impacts. For
the purposes of this section, “vehicle miles traveled” refers to the amount and distance of
automobile travel attributable to a project. Other relevant considerations may include the effects
of the project on transit and non‐motorized travel. Except as provided in subdivision (b)(2) below
(regarding roadway capacity), a project’s effect on automobile delay shall not constitute a
significant environmental impact.
This section of the Guidelines continues to set forth the criteria for analyzing transportation impacts,
acknowledging that lead agencies will need to adjust to these new requirements and provide ample
flexibility about how such an analysis would be conducted. As of this writing, land use agencies across
California are working to develop their own “thresholds” for measuring VMT in order to comply with these
changes in CEQA. Currently, the Santa Clara County is studying their own thresholds, but none have been
adopted at the time of this writing.
As indicated in the Trip Generation Analysis section of this document, the proposed site changes will not
generate new trips above the already approved site uses.
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The delivery of hemp, and the distribution of CBD oil trips are anticipated to be the same as the approved
2006 permit since no building expansion is planned. Thus, the proposed Project would not generate any
additional trips. The general geographic location for growth of hemp and the distribution of CDB oil is
anticipated to be approximately the same as fresh produce, and as such, no increases in vehicle miles
traveled or VMT transportation impacts are anticipated for the proposed Project.
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APPENDIX
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