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Project 

Date: July 16, 2024, Revised June 18, 2025 

cc: Angelica Chiu, Dudek 

Christine Kronenberg, Dudek 

Dennis Pascua, Dudek 

Attachments Figure 1 – Project Location 

Figure 2 – Off Site Parking Lots 

Attachment A – Site Plan 

Attachment B – Transportation Management Plan, prepared by Kimley Horn, June 4, 

2024, Updated June 16, 2025, 

 

The following technical memorandum provides a trip generation and vehicle miles traveled (VMT) screening analysis 

for the proposed City of Dharma Realm Project (CDR or Proposed Project), located at 1029 West Capitol Avenue in 

the City of West Sacramento (City). The City has adopted VMT metric and significance criteria for transportation 

impact analyses for California Environmental Quality Act (CEQA) compliance; however, the City has not adopted its 

own transportation or VMT guidelines. Therefore, the VMT screening analysis in this memorandum has been 

prepared consistent with the Governor’s Office of Planning and Research (OPR) Technical Advisory on Evaluating 

Transportation Impacts under CEQA (December 2018).  

1.0 Project Description and Location 

The City of Dharma Realm is the site of the Proposed Project, located at 1029 West Capitol Avenue, West 

Sacramento, California. Regional access to the Project site is provided by Business 80/US 50, Tower Bridge 

Gateway and Jefferson Boulevard. The Tower Bridge is approximately 0.5 miles east of the Project site via Tower 

Bridge Gateway, which connects the City of West Sacramento to the City of Sacramento to the east and provides 

access to Business 80/US 50. The existing roadways of West Capitol Avenue to the north, Merkley Avenue/El 

Rancho Court to the west, and Grand Street to the east of the Project site provide local access to the Project. Figure 

1 illustrates the Project Location.  

The Proposed Project includes partial demolition of two buildings and total demolition of a courtyard and associated 

courtyard features to construct a new three (3)-story, 99,414 square foot (SF) and approximately ninety (90)-foot-

tall Temple Building with a 19,620 SF Pedestrian Bridge (Sky Bridge), for a total combined area of 119,034 SF.  

Attachment A illustrates the Project’s site plan. 
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The Project site’s existing pedestrian and internal vehicular circulation system would be modified and expanded to 

provide additional connections between the Project site and the adjacent public streets. Fire equipment and 

vehicles, passenger buses, and passenger vehicles would access the project Site through four access driveways:  

▪ Merkley Avenue/Project Driveway (north)  

▪ El Rancho Court/Project Driveway (south) 

▪ Project Driveway (west)/West Capitol Avenue  

▪ Project Driveway (east)/West Capitol Avenue  

The existing main entrance to the Dharma Realm campus off Merkley Avenue would be updated to meet the City’s 

design standards, including compliance with the fire code, and serve as an access point for the fire department. 

The Project proposes an additional gated entry south of the existing Merkley Avenue entrance, along El Rancho 

Court, which would serve as the primary entrance and bus drop-off and pick-up during special events. The two new 

access points located on West Capitol Avenue include a gated driveway (ingress only) and, farther east, a gated 

entry used for bus parking. Additionally, two new bus drop-offs that double as fire department turnarounds would 

be added to the southwestern portion of the Project site. The Proposed Project would require off-site improvements 

to widen El Rancho Court along the Project site frontage with new paving, curb and sidewalk. 

The Project site is designated as Central Business District (CBD) in the City’s 2035 General Plan (adopted November 

2016) and it is zoned Central Business District (CBD). The zoning code states that the CBD zoning allows for civic 

uses such as public libraries, restaurants, retail, service, professional offices, multi-family residential, and similar 

and compatible uses, including cultural institutions and community assembly and religious uses. 

2.0 Vehicle Miles Traveled  

Pursuant to Senate Bill 743 (SB 743), the focus of a transportation analysis required under CEQA changed from an 

evaluation of a project’s level of service (LOS) or vehicle delay to VMT. The related updates to the CEQA Guidelines 

required under SB 743 were approved on December 28, 2018. This methodology was required to be used statewide 

beginning July 1, 2020. Many agencies use “screening thresholds” to quickly identify when a project would be 

expected to cause a less-than-significant impact without conducting a detailed study (CEQA Guidelines §§ 15063 

(c)(3)(C), 15128, and Appendix G). As discussed below, the OPR’s Technical Advisory suggests that lead agencies 

may screen out VMT impacts using project size, maps, and transit availability. Because the City has not adopted its 

own VMT guidelines, the analysis in this memorandum has been prepared consistent with the OPR Technical 

Advisory. 

Per OPR’s Technical Advisory, the following criteria may be used to screen land use projects from conducting a 

detailed VMT assessment and would constitute a less-than-significant impact related to VMT for CEQA purposes: 

▪ Screening Thresholds for Small Projects: Projects that generate or attract fewer than 110 trips per day1 

generally may be assumed to cause a less-than-significant transportation impact. 

 
1  Technical Advisory, p. 12: CEQA provides a categorical exemption for existing facilities, including additions to existing structures 

of up to 10,000 square feet, so long as the project is in an area where public infrastructure is available to allow for maximum 

planned development and the project is not in an environmentally sensitive area. (CEQA Guidelines, § 15301, subd. (e)(2).) Typical 

project types for which trip generation increases relatively linearly with building footprint (i.e., general office building, single tenant 

office building, office park, and business park) generate or attract an additional 110-124 trips per 10,000 square feet. Therefore, 
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▪ Map-Based Screening for Residential and Office Projects: Projects located in areas designated by VMT data 

maps as low VMT areas can be screened out as they would likely result in similarly low levels of VMT. 

▪ Presumption of Less Than Significant Impact Near Transit Stations: Projects proposed within ½ mile of an 

existing major transit stop or an existing stop2 along a high-quality transit corridor3 will have less-than- 

significant impact on VMT. This presumption would not apply if project-specific information4 indicates that 

the project will generate significant levels of VMT. 

▪ Presumption of Less Than Significant Impact for Affordable Residential Development: Projects that include 

a high percentage of affordable housing near job centers are expected to have a less-than-significant 

impact on VMT. 

Per OPR’s Technical Advisory, there are numeric thresholds for evaluating the significance of transportation impacts 

for residential, office and retail projects. A project exceeding a level of 15% below existing VMT per capita or 

employee may indicate a significant transportation impact. Existing VMT per capita or employee may be measured 

as regional VMT per capita/employee or as city VMT per capita/employee. A net increase in total VMT may indicate 

a significant transportation impact for regional retail projects. For land use projects, residential, office, and retail 

projects tend to have the greatest influence on VMT. For that reason, OPR recommends the quantified thresholds 

for purposes of analysis and mitigation. Using more location-specific information, or developing more specific 

thresholds, for other land use types is recommended. Additionally, Section 15125, subdivision (d), of the CEQA 

Guidelines provides that lead agencies should analyze impacts resulting from inconsistencies with regional plans, 

including regional transportation plans.  

2.0 Project Trip Generation and VMT Screening Analysis 

This section provides a summary of the Project’s trip generation estimates under existing and proposed conditions 

using the operational data for employees, visitors and events provided by the applicant. The Institute of 

Transportation Engineer’s (ITE) Trip Generation Manual was not used to estimate the trip generation for the 

Proposed Project due to the unique features of this type of religious use and occasional special events which would 

occur as part of the Project. The Project’s trip generation potential and unique land use type has been used to 

screen the existing uses and the Proposed Project from conducting a detailed VMT analysis. Additionally, as 

mentioned above, the existing and Proposed Project land use is consistent with the underlying land use and zoning; 

therefore, the existing and Proposed Project are not considered to be inconsistent with any regional plan (i.e., 

 
absent substantial evidence otherwise, it is reasonable to conclude that the addition of 110 or fewer trips could be considered 

not to lead to a significant impact. 
2  Technical Advisory p. 13: 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 15 minutes or less during the morning and afternoon peak commute periods.”). 
3  Technical Advisory p. 14: 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.”). 
4  Technical Advisory p. 14: The presumption might not be appropriate if the project: 

• Has a Floor Area Ratio (FAR) of less than 0.75 

• Includes more parking for use by residents, customers, or employees of the project than required by the jurisdiction (if the 

jurisdiction requires the project to supply parking) 

• Is inconsistent with the applicable Sustainable Communities Strategy (as determined by the lead agency, with input from 

the Metropolitan Planning Organization) 

• Replaces affordable residential units with a smaller number of moderate- or high-income residential units. 
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Sacramento Council of Governments 2020 Metropolitan Transportation Plan/Sustainable Communities Strategy) 

or local plan (i.e., City’s General Plan and Bicycle, Pedestrian, and Trails Master Plan).  

2.1  Typical Day (Existing Conditions) 

The existing CDR campus contains worship and meditation halls, a dining hall, a nunnery, nuns’ dormitories, 

administration offices and educational facilities. Based on information provided by the applicant, the trip generation 

for a typical day was calculated for existing weekday operations at the Project site when no special event is 

scheduled to occur.  

Table 1. Dharma Realm – Typical Day  

Use 

Number/ 

Units Daily 

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

Employees1 5 persons 10 5 0 5 0 5 5 

Visitors2 10 persons 20 3 0 3 0 3 3 

Personal Trips3 4 occurrences 8 1 0 1 0 1 1 

Deliveries4 2 trucks 4 0 0 0 0 0 0 

Total Trip Generation 42 9 0 9 0 9 9 

Notes:  
1 Approximately 5 full-time employees are assumed to work onsite. Each employee is assumed to drive separately; hence, each 

would generate two daily trips (one inbound and one outbound). All employees were assumed to commute in the AM and PM peak 

hour.  
2 Approximately 10 visitors are assumed on a typical weekday. Each visitor is assumed to drive separately; hence, each would 

generate two daily trips (one inbound and one outbound). Visitors were assumed to be distributed over an 8-hour period.  
3 A small number of personal trips were assumed for resident nuns. These trips were assumed to be distributed over an 8-hour 

period.         
4  A small number of delivery trips were conservatively assumed to occur on a daily basis. No trips were assumed to occur during 

the peak hour. 

Source: Dudek 2024; CDR 2024. 

As shown above, on a typical day, approximately 42 daily trips, 9 AM peak hour trips and 9 PM peak hour trips are 

generated. Therefore, the existing Typical Day operations meet the project screening criteria for generating less 

than 110 vehicle trips per day. Therefore, impacts related to VMT under existing condition are less than significant.  

2.2 Type 1 Special Event  

Based on information provided by the applicant, the campus currently hosts special events throughout the year. 

These events (Type 1 Special Event) include approximately 50-100 visiting worshippers, staying on-site, four to six 

times per year.  All visitors park on-site for these events and the average duration of the stay is seven consecutive 

days. Therefore, all visitors attending these events do not depart on the same day as they arrive. The trip generation 

for a Type 1 Special Event was calculated and is shown in Table 2.  
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Table 2. Dharma Realm – Type 1 Special Event 

Use 

Number/ 

Units Daily 

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

Employees1 5 persons 10 5 0 5 0 5 5 

Visitors 2 100 persons 85 75 0 75 5 5 10 

Part-time Employees3 5 persons 10 5 0 5 0 5 5 

Deliveries4 2 trucks 4 0 0 0 0 0 0 

Total Trip Generation 109 85 0 85 5 15 20 

Notes:  
1 Approximately 5 full-time employees are assumed to work onsite. Each employee is assumed to drive separately; hence, each 

would generate two daily trips (one inbound and one outbound). All employees were assumed to commute in the AM and PM peak 

hour.  
2 Approximately 50-100 visitors attend Type 1 Special Event and stay for a period of 7-10 days.  Assuming 25% of the visitors would 

carpool, 100 visitors would result in 75 inbound car trips. All visitor trips were assumed to arrive in the AM peak hour. Since the 

visitors stay for a period of 7-10 days, a small number of trips would occur in the PM peak hour of the same day.     
3  Approximately 5 part-time employees were assumed to during Type 1 Special Event. Each employee is assumed to drive 

separately; hence, each would generate two daily trips (one inbound and one outbound). All employees were assumed to commute 

in the AM and PM peak hour.  
4 A small number of delivery trips were conservatively assumed to occur on a daily basis. No trips were assumed to occur during 

the peak hour.  

Source: Dudek 2024; CDR 2024.  

As shown above, based on Type 1 Special Event, the Project site generates approximately 109 daily trips, 85 AM 

peak hour trips and 20 PM peak hour trips. Therefore, the existing Type 1 Special Event operations meets the 

project screening criteria for generating less than 110 vehicle trips per day. It should be noted that Type 1 Special 

Event would occur upto six times a year, hence the trip generation estimate of 109 daily trips would occur only few 

times per year. Therefore, under existing conditions Type 1 Event impacts related to VMT are less than significant.  

2.3 Type 2 Special Event  

Based on information provided by the applicant, the number of events on-site would increase and would be larger 

than the Type 1 Special Event, which would continue to occur under the Proposed Project. These new events (Type 

2 Special Event) would occur once or twice per year on weekends with 1,000 to 2,000 visitors attending worship 

services and require a special event permit. As shown in Attachment B Traffic Management Plan, all required 

parking for Type 2 Special Events can be accommodated in the Ziggurat building parking garage located at 707 3rd 

Street, West Sacramento. Based on the availability of parking supply (approximately 1562 parking spaces), the 

Ziggurat building parking garage would provide adequate parking for Type 2 Special Event. However, in addition to 

the Ziggurat building there are three other off-public lots5  located within 1.5 miles of the Project site that can also 

accommodate parking for Type 2 events. (See Figure 2).   

  

 
5  Off-site parking lots: 

1.  Public parking lot at 7th and West Capitol Avenue – Approximately 1.5 miles from the Project site. 

2.  West Sacramento Parking lot on West Capitol Avenue – Approximately 0.4 mile from the Project site. 

3.  Parking lot at 5th Street and Bridge Street – Approximately 1.0 mile from the Project site. 

4.  Parking Garage at 3rd Street and F Street (Ziggurat) – Approximately 1.0 mile from the Project site. 
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The trips made by shuttles from off-site parking lots would carry approximately 50 passengers per trip. Therefore, 

fewer shuttle trips would occur at Project site (i.e., on-site) compared to the vehicle trips off-site location such as 

parking lots where visitors attending the event would park. It is anticipated that these visitors would stay at local 

nearby visitor accommodations and not on-site. The trip generation for Type 2 Special Events was calculated as 

shown in Table 3.  

Table 3. Dharma Realm – Type 2 Special Event 

Use Number/Units Daily 

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

Employees1 5 persons 10 5 0 5 0 5 5 

Visitors2 12 shuttles 192 48 48 96 48 48 96 

Visitors3 1,000 cars 2,000 1,000 0 1,000 0 1,000 1,000 

Part-time Employees4 45 persons 90 45 0 45 0 45 45 

Deliveries5 4 trucks 8 0 0 0 0 0 0 

On-site Trip Generation 300 98 48 146 48 98 146 

Off-site Trip Generation 2,000 1,000 0 1,000 0 1,000 1,000 

Total Trip Generation (On-site plus Off-Site) 
 

2,300 1,098 48 1,146 48 1,098 1,146 

Annualized Daily Trip Generation6 25 12 1 13 1 12 13 

Notes:  
1 Approximately 5 full-time employees are assumed to work onsite. Each employee is assumed to drive separately; hence, each 

would generate two daily trips (one inbound and one outbound). All employees were assumed to commute in the AM and PM peak 

hour.  
2 A maximum of 2,000 visitors are anticipated to attend a Type 2 Special Event and would park in one of the four off-site parking 

lots and use shuttles to access the Project site.  Assuming a capacity of 50 passengers per shuttle, approximately 12 shuttles 

would make four trips each to transport up to 2,000 visitors to the site from off-site parking lots. This would result in 96 daily trips, 

48 inbound trips and 48 outbound trips during the same hour. All trips were assumed to occur in the AM peak hour and PM peak 

hour, although shuttle service maybe operate over the entire duration of the special event. These trips are included in the on-site 

trip generation.                                                                                                                                                                                                                  
3 A maximum of 2,000 visitors are anticipated to attend Type 2 Special Event. Assuming 50% of the visitors would carpool, 2,000 

visitors would result in 1,000 inbound car trips. All visitor trips were assumed to arrive in the AM peak hour and depart in the PM 

peak hour. The visitors would not stay on-site. The 1,000 visitor cars are expected to use the four off-site parking lots that have 

been identified in the vicinity of the Project. Therefore, these trips are not included in the on-site trip generation.  
4 Approximately 45 part-time employees were assumed to during Type 2 Special Event. Each employee is assumed to drive 

separately; hence each would generate two daily trips (one inbound and one outbound). All employees were assumed to commute 

in the AM and PM peak hour.  
5  A small number of delivery trips were conservatively assumed to occur on a daily basis. No trips were assumed to occur during 

the peak hour. 
6  Type 2 Special Event could occur on two days over two weekends per year, therefore annualized daily trip generation was 

calculated by dividing the total of on-site and off-site trip generation for Type 2 Special Event by 365 / 4 = 91 days.  

Source: Dudek 2024; CDR 2024. 

As shown in Table 3, Type 2 Special Event, the Proposed Project would generate approximately 300 on-site daily 

trips, 146 on-site AM peak hour trips and 146 on-site PM peak hour trips. The off-site trip generation is estimated 

to be approximately 2,000 daily trips, 1,000 AM peak hour trips and 1,000 PM peak hour trips. The total trip 

generation (on-site plus off-site) is estimated to be approximately 2,300 daily trips, 1,146 AM peak hour trips and 

1,146 PM peak hour trips. This special event would occur only once or twice a year for one to two days over the 

weekend; thus, trips would not occur daily.  No permanent residents or employees would be added to the Project 

site. Therefore, the special event would not generate permanent daily trips or an increase in daily VMT. The VMT 

generated by visitors attending a Type 2 Special Event would be temporary and when its trips are annualized, would 
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result in nominal daily trips (i.e., 25 daily trips, 13  AM peak hour trips and 13 PM peak hour trips).  Therefore, a 

Type 2 Special Event would also screen out of conducting a detailed VMT analysis because it would generate less 

than 110 daily trips (when annualized) and impacts related to VMT would be less than significant.  

A Transportation Management Plan provided by the applicant (see Attachment B) would be implemented for these 

large events to manage ingress and egress from the Project site and at critical intersections around the Project site 

as well as the Ziggurat building parking garage The plan includes strategies on pre- and post-event traffic control, 

temporary traffic signal timing modifications, traffic control officers, loading zones, parking lot access, and truck 

deliveries. It discusses on-site parking supply, ADA parking, staff/volunteer parking, access routes, and parking 

payment. It also discusses off-site parking supply, advance attendee information, and parking restrictions. The plan 

includes descriptions of off-site shuttle utilization and designated pick-up/drop-off zoning for transportation network 

companies. During the first year of its implementation, all stakeholders (i.e. Dharma Realm Buddhist Association, 

the City’s Department of Public Works, West Sacramento Police Department, and West Sacramento Fire 

Department), should continuously evaluate the strategies provided and refine the measures provided in the plan. 

 

3.0 Conclusion 

As shown in the trip generation and VMT screening analysis, the trips generated on a Typical Day, Type 1 Special 

Event, and Type 2 Special Event would be screened from VMT assessment because they would be less than 110 

daily trips and meet OPR’s criteria of small project screening. Therefore, the Proposed Project would result in a less- 

than-significant VMT impact. No mitigation measures are required.  
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