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Executive Summary  

The subject project is located at 4535 Ponce de Leon 

Boulevard in the City of Coral Gables, Florida.  The 

subject redevelopment is comprised of 119 Residential 

Condominium and a General Office space with 20,800 

square feet (SF).  The site is currently occupied with 

21,070 square feet (SF) of General Office, 1,661 SF of 

Specialty Retail and a Medical Office with 1,587 SF.   

 

The Trip Generation calculations of this project revealed 

that there will be 54 net vehicle trips per hour (vph) 

during the AM peak hour and 58 net vehicle trips per 

hour (vph) during the PM peak hour.  Additionally, these 

peak hour trips correspond to the adjacent street peak 

hour.  These trips are likely to be reduced based on the 

rate and extent of internalization trips, transit and 

pedestrian usage, since neither of these reductions were 

utilized in the analysis.  Moreover, the subject project is 

located in TAZ 1081.  As such, the MUATS cardinal 

distribution from the Miami-Dade 2035 Long Range 

Transportation Plan was utilized to assign the project 

traffic to the surrounding roadways and intersections.  

The corresponding traffic distribution was determined by 

interpolating between the 2005 TAZ and 2035 TAZ data 

for the design year of 2015.   

 

Traffic counts were collected and adjusted for seasonal 

variations and used in the Level of Service analysis.  This 

analysis was performed for the existing and proposed 

future conditions during the AM and PM peak hour.    The 

proposed condition analysis includes background 

growth, committed trips and with the future project 

traffic.  Please note that a regression analysis was 

performed utilizing the historical traffic counts data from 

the Florida Department of Transportation’s Count Station 

1053.  This analysis yielded a growth trend rate of 0.00 

percent from 2010 to the design year of 2015 using a 

Decaying Exponential Growth.  Similarly, using a Straight 

Line Growth Option the resulting growth rate of -0.31 

percent was obtained from 2010 to the design year.  

Although the current traffic trends analysis yielded no 

traffic growth, a conservative background growth 1.0 

percent with a 3 year build-out horizon was utilized to 

approximate future traffic trends within the project’s 

vicinity.   
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Additionally, several committed developments around 

the subject project have been considered and 

evaluated for estimating the proposed future condition.  

Please note the committed projects were discussed with 

the City of Coral Gables during the meeting held on 

March 6th, 2012.  The following committed developments 

were included in the proposed condition analysis:  

• Gables Gateway  (Phase I)     

• Merrick Manor        

• Chase Bank                

• Gables Station 

The table below summarizes the Level of Service results 

for the intersections and driveways.  As shown in the 

table, LeJeune Road and Ponce De Leon Boulevard will 

operate at LOS F during the PM peak hour.  Please note 

this LOS condition is mainly caused by the significant 

amount of traffic generated by the Gables Station 

project.  Please note the subject project, 4535 Gables 

Ponce II, will add 24 vehicle trips at the intersection while 

the Gables Station will add 164 vehicle trips.  Moreover, 

we have analyzed the intersection without the Gables 

Station project and the analysis resulted in acceptable 

LOS E.  Lastly, the project’s driveway will have an LOS A.    
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Pursuant to the preliminary review comments from the 

City’s traffic consultant we have included an analysis for 

the intersection of US 1 (SR 5) and LeJeune Road (SR 

953/SW 42nd Avenue).  The volumes for the subject 

intersection were obtained from the University of Miami 

2007 Regional Traffic Study & Concurrency Analysis 

dated November 2007.  Moreover, this intersection was 

analyzed for the proposed AM and PM peak hour 

condition with and without the subject project.  As a 

result, the analysis yielded LOS F for the proposed AM 

peak hour with and without our project traffic while the 

PM peak hour analysis resulted in LOS E.  Please note our 

project’s traffic to this intersection is “Deminimus”, it will 

only add 10 and 12 vehicle trips during the AM and PM 

peak hour, respectively.    

Additionally, the Mobility Element of the Coral Gables 

Comprehensive Plan Policy MOB-2.1.1 allows this arterial 

to operate at 150% of its capacity.  Therefore, this 

intersection will meet the City’s adopted plan.   

In conclusion, the 4535 Gables Ponce II does not create 

a negative traffic impact on the adjacent roadways and 

intersections.   
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1 Introduction  

The purpose of this study is to evaluate the associated 

traffic impacts for the proposed Residential 

Condominium and Office at the existing site.  This project 

is located between Ponce de Leon Boulevard and 

Granello Avenue just east of LeJeune Road in the City of 

Coral Gables, Florida. 

1.1 Study Objective 

The traffic impacts to the three (3) intersections most 

impacted by this project’s redevelopment were 

evaluated as well as the proposed site driveway on 

Granello Avenue.  This analysis was performed for the 

existing and future proposed conditions during the 

adjacent street AM and PM Peak Hour.  In addition, 

pursuant to the preliminary review comments from the 

City’s traffic consultant we have included an analysis for 

the intersection of US 1 (SR 5) and LeJeune Road (SR 

953/SW 42nd Avenue).  

1.2 Study Approach 

This report follows the methodologies adopted by the 

Institute of Transportation Engineer’s (ITE) Trip Generation, 

and Traffic Impact Studies Manual.  Additionally, this 

report follows the methodology utilized by similar project 

in the City of Coral Gables.  Lastly, this report has 

evaluated the following: 

 

• Trip Generation 

• Traffic Counts 

• Committed Developments 

• Existing Level of Service 

• Proposed Level of Service  

• Recommendations 
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2 Existing Condition 

The existing condition analysis identifies the current 

operational and geometric characteristics of the 

intersections within the study area. The purpose of this 

section is to provide a basis of comparison to future 

conditions.  The proposed site was visited and 

inventoried, at that time; information was collected 

regarding site conditions, adjacent land uses, existing 

traffic operations, and transportation facilities in the study 

area.   

 

2.1 Intersection Data Collection 

Manual Turning Movement Counts (TMC) were taken at 

the intersections identified below.  These counts were 

done during the AM and PM peak period of 7:00 AM to 

9:00 AM and 4:00 PM to 6:00 PM, respectively.  The 

Turning Moving Counts (TMC’s) were adjusted for peak 

seasonal variations by utilizing the Florida Department of 

Transportation Seasonal Factor (SF).  These calculations 

are included in Appendix D as Tables A5 and A5-2 for the 

AM and PM peak hour condition, respectively.  

Moreover, these intersections would be the most 

impacted due to their close proximity to the subject 

location.  Figures 1 and 2 are graphical representations 

of the existing AM and PM Peak Hour Turning Movement 

Counts, respectively.  Traffic Counts and operational 

characteristics were gathered at the following three (3) 

intersections:  

� LeJeune Road & Ponce De Leon Blvd./Grand Avenue 

� LeJeune Road & Greco Avenue 

� Greco Avenue & Granello Avenue 

In addition, the volumes for the intersection of US 1 (SR 5) 

and Lejeune Road (SR 953) were obtained from the 

University of Miami 2007 Regional Traffic Study & 

Concurrency Analysis dated November 2007.  Please 

note the 2015 peak hour volumes were utilized in our 

analysis to evaluate the proposed condition.      
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Figure 1: Existing AM TMC’s  
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Figure 2: Existing PM TMC’s  
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2.2 Existing Intersection LOS 

Utilizing the above traffic data intersection Level of 

Service (LOS) analyses were performed for the peak 

seasonal existing condition at the three intersections 

previously described using the current version of 

Synchro/SimTraffic software.  These analyses were 

performed using the 2000 Highway Capacity Manual 

methodology for the AM and PM peak condition.  Figure 

3 provides a summary of the existing results while 

Appendix F provides the program output.  

 

Figure 3: Existing Level of Service (2012)  
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3 Project Traffic 

3.1 Location 

The subject project is located at 4535 Ponce de Leon 

Boulevard in the City of Coral Gables, Florida.  The 

subject redevelopment is comprised of 119 Residential 

Condominium and a General Office space with 20,800 

square feet (SF).  The site is currently occupied with 

21,070 square feet (SF) of General Office, 1,661 SF of 

Specialty Retail and a Medical Office with 1,587 SF.   

 

Figure 4 is a location map of the subject project while 

Figure 5 is a site plan provided for illustrative purposes. 

 

The following land uses, as identified by the Institute of 

Transportation Engineers (ITE), most closely resemble the 

existing project and the proposed redevelopment.  These 

land uses are as follows:  

 

Existing 

• Land Use: 710 General Office with 21,070 SF 

• Land Use: 814 Specialty Retail with 1,661 SF 

• Land Use: 720 Medical/Dental Office with 1,587 SF 

 

Proposed 

• Land Use: 230 Residential Condominium with 119 DU 

• Land Use: 710 General Office with 20,800 SF 
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  Figure 4: Location Map 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 5: Site Plan 
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0 0 0
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32 5 37
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PM 46 23 69
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38 53 91

51 49 100
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42 16 58

NOTES:

From ITE Trip Generation, 8th Edition using Microtrans.

Condominium 119 DU 230
LN(T)=0.8LN(X)+0.26

LN(T)=0.82LN(X)+0.32

Retail 1.661 Th.Sq.Ft. 814
-

2.71

1.55

1.49

LAND USE (LU)

TOTAL

General Office

AM / PM PEAK HOUR TRIPS

ITE LU 

CODE

ITE TRIP 

GENERATION 

RATE/EQN

TRIPS

IN OUT

Proposed Gross Vehicle Trips 

21.070 Th.Sq.Ft.

Existing

710

Medical Office

Existing Gross Vehicle Trips 

20.800

3.46
1.587 Th.Sq.Ft. 720

710
1.55

1.49

Net New Trips (Proposed minus Existing)

Time 

Period

Proposed New - Use

General Office Th.Sq.Ft.

2.30

UNITS

AM

3.2 Trip Generation 

The characteristics for the subject project were obtained 

from the Institute of Transportation Engineers (ITE) Trip 

Generation Manual, 8th Edition.  ITE’s Land Use 230: 

Residential Condominium and Land Use 710: General 

Office Building was used to determine the trip generation 

rates and totals for the proposed redevelopment.  

 

The ITE Trip Generation revealed that there will be 54 net 

vehicle trips per hour (vph) in the AM Peak Hour and 58 

net vehicle trips per hour (vph) in the PM Peak Hour.  

Additionally, these peak hour trips correspond to the 

adjacent street peak hour.  These trips are likely to be 

reduced based on the rate and extent of internalization 

trips, transit and pedestrian usage, since neither of these 

reductions were utilized in the analysis.  

 

The Trip Generation calculations results of the proposed 

redevelopment are summarized below.  The ITE 

equations, rates and percentages for AM and PM Peak 

Hour Trips are included in Appendix A.  Figure 6 below 

summarizes the greatest traffic impact associated with 

the subject redevelopment, which occurs during the AM 

and PM peak hour of the adjacent streets. 

Figure 6: AM/PM Trip Generation Summary 
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3.3 Trip Distribution 

The Traffic Analysis Zone (TAZ) for the subject 

development was found to be TAZ 1081 as assigned by 

the Metropolitan Planning Organization (MPO).  The 

County’s TAZ map was obtained using the available GIS 

(Graphical Information System) database and is included 

in Appendix B.   

 

Figure 7: Directional Distribution  

The corresponding traffic distribution was determined by 

interpolating between the 2005 TAZ and 2035 TAZ data 

for the design year of 2015.  The resulting distribution 

being assigned to the following directions are outlined in 

Figure 7.  Appendix B includes a TAZ Map and the 

corresponding Directional Distribution Summary for this 

zone utilizing the 2035 Long Range Transportation Plan.  

 

3.4 Trip Assignment  

The AM and PM peak hour trips from Figure 6 have been 

distributed and assigned to the study intersections using 

the cardinal distribution stated above.  Figure 8 was 

developed to depict the AM and PM Peak Hour cardinal 

assignments.  Appendix B includes the ingress and egress 

traffic distribution with the corresponding eight cardinal 

directions.     

 

 Figure 8: Trip Distribution 

 

 

 

 

 

 

 

 

 

 

 

DESIGN YEAR

2005 2035 2015

NNE 18.84 25.33 21.00

ENE 10.92 14.13 11.99

ESE 4.04 4.80 4.29

SSE 1.88 4.45 2.74

SSW 13.51 17.78 14.93

WSW 21.55 14.64 19.25

WNW 11.74 7.55 10.34

NNW 17.52 11.31 15.45

TOTAL 100.00 100.00 100.00

DIRECTION MIAMI-DADE LRTP MODEL YEAR

DISTRIBUTION PERCENTAGES (%)
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IN OUT TOTAL IN OUT TOTAL

100.00% 6 48 54 42 16 58

13 5 18

7 3 10

7 2 9

15 6 21

PM

2

16.28%

9SOUTH 17.67%

DISTRIBUTIONDIRECTION

NORTH 36.45%

17WEST 29.59%

8

15

2 18 20

1 7 8

1

AM

EAST

Figure 9: AM/PM Traffic Assignments 

 

 

 

 

 

 

 

 

 

3.5 Site Traffic 

The AM and PM peak hour trips from Figure 9 have been 

further distributed into the four quadrants.  Appendix B 

includes the ingress and egress traffic distribution with the 

corresponding assignments to the North, South, East and 

West for the AM and PM peak hour.   Figures 10 and 11 

contain the AM and PM peak hour site traffic graphically.    

Figure 10: AM Peak Site Traffic  
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Figure 11: PM Peak Site Traffic   
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4 Proposed Conditions 

The proposed condition analysis includes background 

growth, committed trips and with the future project 

traffic.  Although the current traffic trends analysis 

yielded no growth, a conservative background growth 

of 1.0 percent with a 3 year build-out horizon was utilized 

to approximate future traffic trends.   

 

4.1 Background Growth 

Using the historical traffic counts data from the Florida 

Department of Transportation’s Count Station 1053 a 

regression analysis was performed for the last ten (10) 

years of available data.  The results indicate a growth 

trend rate of 0.00 percent from 2010 to the design year of 

2015 using a Decaying Exponential Growth.  Similarly, 

using a Straight Line Growth Option the resulting growth 

rate of -0.31 percent was obtained from 2010 to the 

design year.   As such, a conservative 1.0 percent growth 

rate was applied to the existing traffic counts to address 

background growth in the area.  Figure 12 depicts the 

data graphically with its corresponding trend line.  The 

count station data and analyses are included in 

Appendix C. 

 

         Figure 12: Growth Trend Charts   
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1

2

3

4

Merrick Manor

Chase Bank

Gables Station

Gables Gateway

LOS
Ave Veh 

Delay (s)
LOS

Ave Veh 

Delay (s)
LOS

Ave Veh 

Delay (s)
LOS

Ave Veh 

Delay (s)
LOS

Ave Veh 

Delay (s)
LOS

Ave Veh 

Delay (s)
LOS

Ave Veh 

Delay (s)

1 LeJeune Rd & Grand Av / Ponce de Leon Blvd Signalized N/A N/A F 96.9 D 47.9 F 80.3 F 90.7 E 69.6 E 76.1

2 LeJeune Rd & Granello Av Two-Way Stop F 61.3 N/A N/A A 1.3 A 0.1 N/A N/A E 39.8 A 2.7

3 Granello Av & Greco Av One-Way Stop A 0.0 A 5.2 N/A N/A N/A N/A A 8.6 N/A N/A A 6.0

LOS
Ave Veh 

Delay (s)
LOS

Ave Veh 

Delay (s)
LOS

Ave Veh 

Delay (s)
LOS

Ave Veh 

Delay (s)
LOS

Ave Veh 

Delay (s)
LOS

Ave Veh 

Delay (s)
LOS

Ave Veh 

Delay (s)

1 LeJeune Rd & Grand Av / Ponce de Leon Blvd Signalized N/A N/A F 95.4 C 32.3 F 136.6 D 45.4 F 120.0 F 95.4

1a with Intersection Split Optimization Signalized N/A N/A F 110.6 C 31.0 F 83.8 E 77.9 F 102.1 F 81.8

1b without the Gables Station Project Signalized N/A N/A F 110.6 C 31.1 F 123.2 D 45.3 E 59.5 E 78.2

2 LeJeune Rd & Granello Av Two-Way Stop F 64.9 N/A N/A A 1.0 A 0.4 N/A N/A F 68.2 A 3.0

3 Granello Av & Greco Av One-Way Stop A 0.0 A 4.8 N/A N/A N/A N/A A 9.2 N/A N/A A 5.4

Eastbound Westbound Northbound Southbound
Overall

Proposed AM Peak Hour Condition with Project Traffic

Southwestbound

Intersection Approach

Intersection Approach

Location
Intersection 

Control

Proposed PM Peak Hour Condition with Project Traffic
Overall

Location
Intersection 

Control

Eastbound Westbound Northbound Southbound Northeastbound

Northeastbound Southwestbound

4.2 Committed Developments 

Several committed developments around the subject 

project have been considered and evaluated for 

estimating the proposed future condition.  Please note 

the committed projects were discussed with and agreed 

with the City of Coral Gables during the meeting held on 

March 6th, 2012.  Figure 13 below depicts the committed 

developments utilized in our analysis while Appendix E 

contains the supporting documentation.   

Figure 13: Committed Developments    

 

 

 

 

 

 

4.3 Proposed Intersection LOS 

The above intersections were augmented with the 

background growth, committed traffic and the site traffic 

from figures 10 and 11.  This forms the basis for the 

proposed future condition with project traffic in 2015.  

Figure 14 summarizes the LOS for the proposed AM and 

PM peak hour condition with project traffic. 

Figure 14: Proposed Intersection LOS    

 

 

 

 

 

     

 

As shown in Figure 14 above, LeJeune Road and Ponce 

De Leon Boulevard will operate at LOS F during the PM 

peak hour.  Please note this LOS condition is mainly 

caused by the significant amount of traffic generated by 

the Gables Station project.  Please note our project will 

add 24 vehicle trips at the intersection while the Gables 

Station will add 164 vehicle trips.  Moreover, we have 
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analyzed the intersection without the Gables Station 

project and the analysis resulted in LOS E.      Figures 15 

and 16 contain the volumes for the Proposed AM and PM 

peak hour condition (2015), respectively.  The supporting 

documents are included in Appendix F of this report.  

        

Figure 15: Proposed AM TMC’s (2015) 
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Figure 16: Proposed PM TMC’s (2015)  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

4.4 US 1 (SR 5) & LeJeune Road (SR 953) 

In addition, pursuant to the preliminary review comments 

from the City’s traffic consultant we have included an 

analysis for the intersection of US 1 (SR 5) and LeJeune 

Road (SR 953/SW 42nd Avenue).  The volumes for the 

subject intersection were obtained from the University of 

Miami 2007 Regional Traffic Study & Concurrency Analysis 

dated November 2007.  Moreover, this intersection was 

analyzed for the proposed AM and PM peak hour 

condition with and without project.  As a result, the 

analysis yielded LOS F for the proposed AM peak hour 

with and without our project traffic while the PM peak 

hour analysis resulted in LOS E.  Please note our project 

will add to the intersection 10 and 12 vehicle trips during 

the AM and PM peak hour, respectively.  Appendix F 

contains the supporting documentation.    
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LOS
Ave Veh 

Delay (s)
LOS

Ave Veh 

Delay (s)
LOS

Ave Veh 

Delay (s)
LOS

Ave Veh 

Delay (s)
LOS

Ave Veh 

Delay (s)
LOS

Ave Veh 

Delay (s)
LOS

Ave Veh 

Delay (s)

One-Way Stop N/A N/A N/A N/A A 9.2 N/A N/A A 0.0 A 1.0 A 3.5

One-Way Stop N/A N/A N/A N/A A 9.6 N/A N/A A 0.0 A 1.0 A 2.4

AM Peak Hour

PM Peak Hour

Granello Av & Project's Driveway

Granello Av & Project's Driveway

Proposed Driveway LOS
Overall

Location
Intersection 

Control

Eastbound Westbound Northbound Southbound Northeastbound Southwestbound

Intersection Approach

Additionally, the Mobility Element of the Coral Gables 

Comprehensive Plan Policy MOB-2.1.1 allows this arterial 

to operate at 150% of its capacity.  Therefore, this 

intersection will meet the City’s adopted plan.    

4.5 Site Driveways 

Lastly, the site driveway on Granello Avenue was 

evaluated for the proposed conditions using the site 

traffic identified for the AM and PM peak hour.  The 

results indicate the driveways will operate at LOS A.  

Figure 17 below shows the driveways LOS results while 

Appendix F contains the LOS program outputs. 

 

Figure 17: Proposed Driveways LOS  
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5 Conclusion 

The subject project was evaluated for the existing and 

future levels of service. The level of service conditions are 

within the City’s and Miami-Dade County’s acceptable 

thresholds.  As such, this project does not create a 

negative traffic impact on the adjacent roadways.  

 

 

  

 




























































































































































































































































