


TABLE OF CONTENTS 
 

Tab 1 1.1 Application 
1.2 Affidavit Providing for Property Owner’s Authorization to Process Application 

1.3 Application Fees 
1.4 Application Representation and Contact Information 

  
Tab 2 2.1  Statement of Use and or Cover Letter 
  
Tab 3 3.1 Contextual Plans(Surrounding Properties/Building Footprints 

3.2 Site Photographs 
3.3 Site Photographs 
3.4 Site Photographs 

  
Tab 4 4.1 Property Survey and Legal Description 
  
Tab 5 5.1 Aerial 
  
Tab 6 6.1 Site Plan and Supporting Information 
  
Tab 7 7.1 Vegetation Survey 
  
Tab 8 8.1 Street Scape Master Plan 

Landscape Plan 
  
Tab 9 9.1 Architectural Building Elevations 

9.2 Architectural Building Elevations 
9.3 Architectural Building Elevations 
9.4 Architectural Building Elevations 

9.5 Rendering 
9.6 Rendering 

  
Tab 10 10.1 Utilities Location Plan 
  
Tab 11 11.1 to 11.9 Building Floor Plans 
  
Tab 12 12.1 Lighting Plan 

12.2 Proposed Lighting Fixtures 
  
Tab 13 13.1 Public Realm Improvements Plan for Mixed Use Projects(See Tab 8) 
  
Tab 14 14.1 Sign Standards 

14.2 Sign Master Plan 
  
Tab 15 15.1 Concurrency Impact Statement  
  
Tab 16 16.1 Public School Preliminary Concurrency Analysis 
  
Tab 17 17.1 Historical Significance Letter 
  
Tab 18 18.1 Property Owners List, Notification Radius Map and Two Sets of Labels 
  
Tab 19 19.1 Traffic Impact Study 
  
Tab 20 20.1 Resolutions Previously Granted 
  
Tab 21 21.1 Zoning Analysis DRC 

21.2 Response to DRC Comments by Mateu Architecture 
21.3 B.O.A. – Review Comments- DRC 

  
Tab 22 22.1 City of Coral Gables Lobbyist Annual Registration Application 

Miami-Dade Conflict of Interest and Code of Ethics Lobbyist Form 
 



C i t y of C o r a l G a b l e s P l a n n i n g D i v i s i o n A p p l i c a t i o n 

3 0 5 . 4 6 0 . 5 2 1 1 p l a n n i n g @ c o r a l g a b l e s . c o m w w w . c o r a l g a b l e s . c o m 

A p p l i c a t i o n r e q u e s t 

The undersigned applicant(s)/agent(s)/property owner(s) request City of Coral Gables consideration and review of the 
following application(s) (please check all that apply): 
• Abandonment and Vacations 

• Annexation 

• Coral Gables Mediterranean Architectural Design Special Locational Site Plan 

• Comprehensive Plan Map Amendment - Small Scale 

O Comprehensive Plan Map Amendment - Large Scale 

• Comprehensive Plan Text Amendment 

• Conditional Use - Administrative Review 

[U Conditional Use without Site Plan 

O Conditional Use with Site Plan 

CH Development Agreement 

• Development of Regional Impact 

n Development of Regional Impact - Notice of Proposed Change 

[x] Mixed Use Site Plan 

O Planned Area Development Designation and Site Plan 

• Planned Area Development Major Amendment 

] Restrictive Covenants and/or Easements 

• Site Plan 

en Separation/Establishment of a Building Site 

• Subdivision Review for a Tentative Plat and Variance 

O Transfer of Development Rights Receiving Site Plan 

• University Campus District Modification to the Adopted Campus Master Plan 

• Zoning Code Map Amendment 

• Zoning Code Text Amendment 

• Other: 

G e n e r a l i n f o r m a t i o n 

Street address of the subject property: 4225 & 4311 Ponce de Leon Boulevard,Coral Gables, FL 33134 

Property/project name: 4311 Ponce 

Legal description; Lot(s) 36-43 

Block(s) 5 Section (s) Revised Plat Coral Gables Industrial Section - PB 28-22 

Property owner(s): 4225 Properties, LLC & 4311 Ponce de Leon, LLC 

operty owner(s) mailing address: 133 Sevilla Avenue, Coral Gables, FL 33134 

Telephone: Business 305-858-3200 Fax 305-858-3200 

Other Email (S)_ 



City of Coral Gables P I a n n i n g D i v I s i o n A p p l i c a t i o n 

iplicant(s)/agent(s): Roney J. Mateu, FAIA 

Applicant(s)/agent(s) mailing address: 8887 SW 131 Street, Miami FL 33176 

Telephone: Business 305-233-3304 Fax 305-233-3326 

Other Email @ mateuarchitecture.co 

P r o p e r t y i n f o r m a t i o n 

Current land use classification(s): Commercial Mid-Rise Intensity / Mix-Use Overlay District 

Current zoning classification(s): Commercial District / North Industrial Mix-Use District 

Proposed land use classification(s) (if applicable): jVf 

Proposed zoning classification(s) (if applicable): jVa 

S u p p o r t i n g i n f o r m a t i o n ( to be c o m p l e t e d by P l a n n i n g S t a f f ) 

A Preapplication Conference is required w\th the Planning Division in advance of application submittal to determine the 
information necessary to be filed w/iththe application(s). Please refer to the Planning Divison Development Review Process 
Handbook, Section 3.0, for an explanation of each item. If necessary, attach additional sheets to application. The Planning 
Division reserves the right to request additional information as necessary throughout the entire review process. 

J Aerial. 
[x] Affidavit providing for property owner's authorization to process application. 
• Annexation supporting materials. 
\x\n fees. 
[x] Application representation and contact information. 
• Appraisal. 
[x] Architectural/building elevations, 
[x] Building floor plans. 
• Comprehensive Plan text amendment justification. 
• Comprehensive Plan analysis, 
[x] Concurrency impact statement. 
• Encroachments plan. 
• Environmental assessment. 
[x] Historic contextual study and/or historical significance determination, 
[x] Landscape plan. 
\x\g plan. 
[x] Massing model and/or 3D computer model. 
[x] Miami-Dade County Conflict of Interest and Code of Ethics Lobbyist form. 
[x] Ordinances, resolutions, covenants, development agreements, etc. previously granted for the property. 
CD Parking study. 

J Photographs of property, adjacent uses and/or streetscape. 
• Plat. 
[x] Property survey and legal description. 
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Ci ty of C o r a l G a b l e s P I a n n i n g D i v i s i o n A p p l i c a t i o n 

[x] Property owners list, notification radius map and two sets of labels. 

] Public Realm Improvements Plan for mixed use projects, 

[x] Public school preliminary concurrency analysis (residential land use/zoning applications only), 

[x] Sign master plan. 

[x] Site plan and supporting information, 

[x] Statement of use and/or cover letter, 

[x] Streetscape master plan. 

• Traffic accumulation assessment. 

• Traffic impact statement, 

[x] Traffic impact study. 

• Traffic stacking analysis. 

O Utilities consent. 

[x] Utilities location plan, 

[x] Vegetation survey. 

• Video of the subject property, 

[x] Zoning Analysis ( Preliminary). 

O Zoning Code text amendment justification. 

• Warranty Deed. 
[x] Other: Table of Contents -Contextual Plan(showing surrounding properties/bldg's footprints) 

A p p l i c a t i o n s u b m i t t a l r e q u i r e m e n t s 

1. Hard copies. The number of application binders to be submitted shall be determined by Staff at the preapplication 

meeting. The application shall include all the items identified in the preappplication meeting. 

2. Digital media copies. Two (2) compact discs (CD ROMs) of the entire application including all the items identified in 
the Preapplication Conference. Each document shall be separated into PDF files (i.e., application; site plan, 
landscape plan; etc.). Please include a "Table of Contents" identifying all PDF file name(s). Each PDF file size shall 
not exceed 10 Mb. All discs shall be labeled with the applicant(s) name, project name and date of submittal. 

A p p l i c a n t / a g e n t / p r o p e r t y o w n e r affi r m a t i o n a n d c o n s e n t 

(I) (We) affirm and certify to all of the following: 
1. Submission of the following: 

a. Warranty deed/tax record as proof of ownership for all properties considered as a part of the application request; 
or 

b. Authorized as the applicant(s)/agent(s) identified herein to file this application and act on behalf of all current 
property owner(s) and modify any valid City of Coral Gables entitlements in effect during the entire review 
process. 

2. This request, application, application supporting materials and all future supporting materials complies with all 
provisions and regulations of the Zoning Code, Comprehensive Land Use Plan and Code of Ordinances of the City of 
Coral Gables unless identified and approved as a part of this application request or other previously approved 
applications. Applicant understands that any violation of these provisions renders the application invalid. 

3. That all the information contained in this application and all documentation submitted herewith is true to the best of 
(my) (our) knowledge and belief. 

4. Understand that the application, all attachments and fees become a part of the official records of the City of Coral 
Gables and are not returnable. 
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Ci ty of C o r a l G a b l e s P l a n n i n g D i v i s i o n A p p l i c a t i o n 

5. Fai lure to prov ide the i n fo rma t ion necessary pursuant to the estab l i shed t ime f rames inc luded but not l imi ted to 
app l i ca t ion submi t t a l , submiss ion of rev ised d o c u m e n t s , etc. for rev iew by City Staff and the des ignated rev iewing 
ent i ty may cause app l i ca t ion to be de fe r red w i t hou t fur ther rev iew unti l such t ime the reques ted i n fo rma t ion is 
s u b m i t t e d . 

6. Al l representat ives of the app l i ca t ion have regis tered w i th and c o m p l e t e d lobbyist f o rms for the City of Cora l Gables 
City Clerk's of f ice. 

7. Unde rs t and that under F lor ida Law, all the in fo rmat ion s u b m i t t e d as part of the app l i ca t ion are publ ic records. 
8. Add i t i ona l costs in add i t ion to the app l i ca t ion fees may be assessed assoc ia ted w i th the rev iew of appl ica t ions by the 

City. These are costs that may be incurred by the appl i cant due to consu l tan t fees paid by City to rev iew the 
app l i ca t ion . The types of rev iews that cou ld be conduc ted may inc lude but are not l imi ted to the f o l l ow ing : p roper ty 
appra isa ls ; traff ic impact ana lyses ; v ege ta t i on/env i ronmenta l assessments ; a rcheo log ica l/h is tor i c assessments ; 
marke t s tud ies ; eng ineer ing studies or reports ; and legal fees. Such fees wi l l be assessed upon f ina l izat ion of the City 
app l i ca t ion rev iew. 

P roper ty owner (s ) s ignature(s) : P roper ty owner(s ) print n a m e : 

Proper ty owner(s ) s ignature(s) : P roper ty owner(s ) pr int n a m e : 

Address : 

Te l ephone : So^ ' fe^t- «AZOC> Fax: Emai l : 

P roper ty owner(s ) s ignature(s) : P roper ty owner(s ) print n a m e : 

NOTARIZATION 

STATE OF FLORIDA/COUNTY OF / 
The fo rego ing ins t rument was a cknow l edged be fore me this c2.. day of cf by Q^O IH 
(Signature of Nota ry Publ ic - State of Florida) v 

STEPHAN MEDINA 
MY COMMISSION # EE862405 

•'l<if^-- EXPIRES January 02, 2017 
(407)398-0153 FloridaNotaryS»rvic«.com 

(Print, Type or S tamp C o m m i s s i o n e d N a m e of Nota ry Public) 
(~3*Personally K n o w n OR d l P roduced Ident i f icat ion; Type of Ident i f icat ion P roduced 
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CONTACT INFORMATION 
 
 
 

Property Owner 4225 Properties, LLC 
4311 Ponce de Leon, LLC 

133 Sevilla Avenue 
Coral Gables, FL 33134 

305-858-3200 
  
Applicant Mateu Architecture, Inc. 

8887 SW 131St Street  
Miami, FL 33176 

305-233-3304 
  
Architect Roney J. Mateu, FAIA 

8887 SW 131St Street  
Miami, FL 33176 

305-233-3304 
 



August 15, 2014

Planning and Zoning Board
City of Coral Gables
427 Biltmore Way, 2nd Floor
Coral Gables, Florida 33134

Re: PLANNING DIVISION APPLICATION – STATEMENT OF USE FOR:

MIXED USE DEVELOPMENT PROJECT
4225 AND 4311 PONCE DE LEON BOULEVARD
CORAL GABLES, FLORIDA

Dear Members of the Planning and Zoning Board:

On behalf of 4225 Properties, LLC and 4311 Ponce De Leon, LLC, Owners of the above referenced project, please accept this
letter as our request for your review of the proposed design and construction of a new Mixed-Use project located at the SE
corner of Ponce De Leon Blvd. and San Lorenzo Avenue, at 4311 Ponce De Leon Blvd., Coral Gables, Florida.

The 20,000 s.ft. site is currently zoned under the Commercial District (C), within the North Industrial Mixed-Use District
Overlay, and under the Future Land Use Map, it is labeled Commercial Mid-Rise Intensity (70 Feet; 3.0 FAR), within the MXD
Mixed-Use Overlay District.

There are currently two small structures, one each of both 4225 Ponce and 4311 Ponce, and Historical Significance letter
findings as required, are included in this submittal.

The proposed development project consists ground level Retail Space, three levels of Parking, two levels of Office Space and
a Roof Terrace that includes 8 Residential, 2-story, 2-Bedroom Apartments.  All required parking is provided on site.

The proposed development has been designed to meet the Coral Gables Building and Zoning Code and is allowed by Right,
without the need or request of any Mediterranean Bonuses that may be available for the development of the site.  Nevertheless,
the project fully complies with all the requirements of Article 4, Section 4-201, and in particular, all of the requirements as
outlined in Table 1, Reference 1-17.  The proposed development is below the FAR allowed, below the height allowable, exceeds
the parking requirements per uses, exceeds minimum retail frontage requirements and meets all other minimum and maximum
limitations per code.  The Project was APPROVED by the City of Coral Gables Board of Architects on June 12, 2014.

The 4311 Ponce Mixed-Use Development Project design, in an unique and dual purpose solution, proposes to create a series of
unique “vertical topiary” screens, that wrap around the structure along the primary corner site, as our “Art in Public Places”
proposal, while simultaneously, meeting the necessity of “visually covering” and screening parking structures from primary streets,
as required by the code, in the City of Coral Gables.  A landscape artist, Jefré, approved by the City’s Art in Public Places
Committee, has been commissioned to work with the Architect in the design of the “vertical topiary” screens.

We believe that the 4311 Ponce Mixed-Use Development Project will be a positive and exciting contributor to the urban fabric
of Coral Gables, adding a new, unique and vibrant addition to the quality and diversity of life that Coral Gables has to offer.

We look forward to meeting and discussing our project with you at our scheduled date of presentation.

Sincerely,

Roney J. Mateu, FAIA
MATEU Architecture, Inc.
RJM/rm



























































CORAL GABLES C O N C U R R E N C Y M A N A G E M E N T 

Concurrency Information Statement 

This Concurrency Information Statement is for informational purposes only and reflects the availabiltiy of public 
^rvices only at the time statement Is Issued. 

I he available capacity for each public service is monitored and updated as development orders are issued by the 
city, and the applicant cannot be assured that the necessary public services will be available for a development 
order (e.g. any change in use) at a future date. 

4311 PONCE INVESTMENT, LLC 

4311 PONCE DE LEON BLVD 

Coral Gables, FL 

Date Printed: 8/21/2014 

Development Order: 0 

Record Number: 3250 

Assoc. Demolition Record: 0 

General Office: -3700 Sq.Ft. 
STATUS=P 

Zones: 

Trffic 

23 

Fire Protection 

201 

Flood Protection 

X 

Parks and Recreation 

3 

Concurrency Needs 

Minimum Required Elevation (ft): 0 

Adequate Water Flow for Commercial & Residential Fire Protection 

Site Demand Zone Capacity Zone Demand Concurrent 

Trips -43 OK 
Golf Course 0 47.41 0.3689901205 OK 
Tennis Courts 0 40.35 3.689899759 OK 

Racquetball Courts 0 6.23 0.481605 OK 

.sketball Courts 0 15.34 1.58319 OK 

Ball Diamonds 0 6.27 0.990785 OK 
Playing Fields 0 7.27 0.990785 OK 
Swimming Pools 0 3.13 0.11075 OK 
Equipped Playing Areas 0 6.34 1.1075 OK 
Special Recreation Facilities 0 93.84 16.609 OK 
Neighborhood Parks (acres) 0 5.62 4.15195 OK 
Mini Parks (acres) 0 0.97 0.2214 OK 
Open Space (acres) 0 1.53 0.5544 OK 
Water Flow (gpm) 3000 3000 3000 OK 

Within Urban Infill Area 

Application Fee: $190.31 

Application Date: 8/21/2014 

Expiration Date: N/A 

Statement Issued by: 

Comments: DEMOLISH (2) EXISTING OFFICE BUILDING - 4225 PONCE DE LEON BLVD. (2,485) S.F. AND 

4311 PONCE DE LEON BLVD. (1,180) S.F. - TOTAL DEMO (3665.0) S.F. 

Although the purposed use for which this Concurrency Statement is issued is located in the Urban Infill Area of the City of Coral 
Gables, and the Statement does not reflect the actual trips that would be generated for this use. Concurrency Fees are applicable and 
will be assessed. 



CORAL GABLES CONCURRENCY MANAGEMENT 
Concurrency Information Statement 

This Concurrency Information Statement is for informational purposes only and reflects the availabiltiy of public 
services only at the time statement is issued. 

The available capacity for each public service is monitored and updated as development orders are issued by the 
city, and the applicant cannot be assured that the necessary public services will be available for a development 
order (e.g. any change in use) at a future date. 

4311 PONCE INVESTMENTS, LLC 
4311 PONCE DE LEON BLVD. 
Coral Gables, FL 

Date Printed: 8/21/2014 
Development Order: 0 
Record Number: 3250 
Assoc. Demolition Record: 0 

Townhouse Dwellings: 8 units 
General Office: 27000 Sq.Ft. 
STATUS=P 

Zones; 

Trffic 
23 

Fire Protection 
201 

Flood Protection 
X 

Parks and Recreation 
3 

Concurrency Needs 

Minimum Required Elevation (ft): 0 
Adequate Water Flow for Commercial & Residential Fire Protection 

Site Demand Zone Capacity Zone Demand Concurrent 

Trips 395 OK 
Golf Course 0.0016000008 47.41 0.3705901213 OK 
Tennis Courts 0.0159999984 40.35 3.7058997574 OK 
Racquetball Courts 0.002088 6.23 0.483693 OK 
3Askelball Courts 0.006864 15.34 1.590054 OK 
Ball Diamonds 0.004296 6.27 0.995081 OK 
Playing Fields 0.004296 7.27 0.995081 OK 
Swimming Pools 0.00048 3.13 0.11075 OK 
Equipped Playing Areas 0.0048 6.34 1.1123 OK 
Special Recreation Facilities 0.072 93.84 16.609 OK 
Neighborhood Parks (acres) 0.018 5.62 4.16995 OK 
Mini Parks (acres) 0.00096 0.97 0.22236 OK 
Open Space (acres) 0.0024 1.53 0.5568 OK 
Water Flow (gpm) 3000 3000 3000 OK 

Within Urban Infill Area 

Application Fee: $190.31 Statement Issued by: 
Application Date: 8/21 /2014 
Expiration Date: N/A 

Comments: NEW DEVELOPMENT FOR THE PROPERTY LOCATED AT 4225/4311 PONCE DE LEON BLVD.: 
(8) TOWNHOUSES AND (26,518.0) OFFICE BUILDING 

Although the purposed use for which this Concurrency Statement is issued is located in the Urban Infill Area of the City of Coral 
Gables, and the Statement does not reflect the actual trips that would be generated for this use. Concurrency Fees are applicable and 
will be assessed. 



CITY OF CORAL GABLES 
DEVELOPMENT SERVICES DEPT INVOICE 

CONCURRENCY INVOICE 
405 Biltmore Way - Coral Gables, FL 33134 

(305) 460-5235 

Site Address: 4225 PONCE DE LEON BLVD 
CORAL GABLES, FL 33146-1826 

PERMIT NUMBER: CC-14-08-311 8 
PARCEL NUMBER: 03-4120-017-1230 

Project Name: 
Legal Description: 
CORAL GABLES INDUSTRIAL SEC PB 28-22 LOTS 36 & 37 BLK 5 LOT SIZE 50.000 X 100 COC 24518-3767 05 
2006 6 - BAYFRONT INDUSTRIES INC CLIFFORD A ROOT &W CHARLOTTE D 75R 216911 4225 PONCE 
JOINT VENTURE 

Applicant: 
MATEU ARCHITECTURE INC 
8887 SW 131 ST 
MIAMI, FL 33176 

Owner: 
4225 PROP LLC 
4225 PONCE DE LEON BLVD 
CORAL GABLES,, FL 33134 

Tenant: 

Contractor: 

Qualifier: 
Bus. License: 

Project Description: 
CONCURRENCY IMPACT STATEMENT - (ALSO REF: 4311 PONCE DE LEON BLVD - FOLIO # 03-4120-017-1240) 

oHANGE (INCREASE) OF USE S.F 0 

FEES 
CONCURRENCY IMPACT STATI 190.31 

TOTAL: $190.31 

Warning to owner: A recorded notice of commencement might 
be required to be submitted prior to Inspection scheduling. 

Issued Date: 

Expiration Date: 08/19/2014 
CALL BEFORE YOU DIG FOR ALL UTILITY LOCATES 

SUNSHINE STATE ONE CALL 1-800^32-4770 

llliilllll 
-jance of a development permit by a municipality does not In any way create any right on the part of an applicant to obtain a permit from a state 

or federal agency and does not create any liability on the part of the municipality for issuance of the permit if the applicant fails to obtain requisite 
approvals or fulfill the obligations imposed by a state or federal agency or undertakes actions that result in a violation of state or federal law 

CALL THE AUTOMATED REQUEST SYSTEM TO SCHEDULE AN INSPECTION: 305-722-8700 
. SCHEDULE AN INSPECTION VIA THE WEB: VVWW.C0RALGABLES.COM 

BUILDING & ZONING: 305-460-5245-FIRE: 305-460r5563 
PUBLIC WORKS: 305-460-5025;26 



City of Coral Gables 
Dev Services 
405 BiltMore 

Coral Gables. FL 33134 
Welcome 

000304-0035 Kathy A. 08/19/2014 12;46PM 

PERMITS & INSPECTIONS 
MATEU ARCHITECTURE INC 
CC-14-08-3118 
CONCURRENCY INVOICE 
CONCURRENCY IMPACT 
STATEMENT - (ALSO REF: 
4311 PONCE DE LEON BLVD -
FOLIO # 03-4120-017-1240) 
pending 

2014 Item: CC-14-08-3118 190.31 

Subtotal 
Total 

CHECK 

• Check Number 003798 

190.31 

190.31 
190.31 

190.31 

Change due 

P?' • by: MATEU ARCHITECTURE INC 

Thank you for your payment 

CUSTOMER COPY 

CITY OF CORAL GABLES 
DEVELOPMENT SERVICES DEPT INVOICE 

CONCURRENCY INVOICE 
405 Biltmore Way - Coral Gables, FL 33134 

(305) 460-5235 

N BLVD 
13146-1826 

PERMIT NUMBER: CC-14-08-3118 
PARCEL NUMBER: 03-4120-017-1230 

B 28-22 LOTS 36 & 37 BLK 5 LOT SIZE 50.000 X 100 COG 24518-3767 05 
: CLIFFORD A ROOT &W CHARLOTTE D 75R 216911 4225 PONCE 

ner: Contractor: 
5 P R O P L L C 
5 P O N C E D E L E O N BLVD 
RAL G A B L E S , , FL 33134 

lant: Qualifier: 
Bus. License: 

0.00 (ALSO R E F : 4311 P O N C E D E L E O N BLVD - FOLIO # 03-4120-017-1240) 

FEES 
CONCURRENCY IMPACT STATI 190.31 Warning to owner: A recorded notice of commencement might 

be required to be submitted prior to inspection sciiedulinq. 

Issued Date: 

Expiration Date: 08/19/2014 
CALL BEFORE YOU DIG FOR ALL UTILITY LOCATES 

SUNSHINE STATE ONE CALL 1-800-432-4770 

TOTAL: $190.31 

Issuance of a development pennit by a municipality does not in any way create any right on ttie part of an applicant to obtain a permit from a state 
or federal agency and does not create any liability on ttie part of ttie municipality for issuance of the permit if the applicant fails to obtain requisite 
approvals or fulfill the obligations imposed by a state or federal agency or undertakes actions that result in a violation of state or federal law 

CALL THE AUTOMATED REQUEST SYSTEM TO SCHEDULE AN INSPECTION; 305-722-8700 
SCHEDULE AN INSPECTION VIA THE WEB: WWW,'.C0RALGABLES.COM 

BUILDING i ZONING: 305-460-5245-FIRE: 305-460-5563 
PUBLIC WORKS: 305-460-5025/26 



CITY OF CORAL GABLES 
CONCURRENCY APPLICATION 

AN APPLICATION FEE OF $190.31 WILL BE CHARGED WITH THE COMPLETION OF THIS APPLICATION 

PROPOSED PROJECT INFORMATION: 

APPLICANT: 43il fb4cg iMO^iUgUTS^ blQ 

D E V E L O P M E N T N A M E : 4^11 ^^\Qgr B O l t W C > 

SITE ADDRESS: AUi/AbW 

FOLIO: O^-MTV" 0\^- (A'b\\j 0^'MlO-C>\l-[l30(Ar-m) 

CONCURRENCY REVIEW REQUESTED: 

(PLEASE CHECK ONE BELOW) 

INFORMATIONAL 

IMPACT ANALYSIS 

ASSOCIATED DEVELOPMENT ORDER: 
D E V E L O P M E N T ORDER/PROCESSING N U M B E R : 

PROPOSED LAND USES: 

RESIDENTIAL 

SINGLE F A M I L Y N U M B E R OF UNITS 

TOWNHOUSES N U M B E R OF UNITS: 

M U L T I - F A M I L Y N U M B E R OF UNITS: 

A. 
44-



P R O P O S E D L A N D USES : 

C O M M E R C I A L 

S E R V I C E S T A T I O N N U M B E R OF P U M P S : V^/ZV 

S U P E R M A R K E T 1,000 S.F. G F A : 

D I S C O U N T STORE 1,000 S.F. G F A : H 

D I S C O U N T STORE W / S U P E R M A R K E T 1,000 S.F. G F A : ^JA^ 

G E N E R A L R E T A I L O R DEPT. STORE 1,000 S.F. G F A : W ^ ^ 7 1 7 ^>f^-

A U T O S U P P L Y 1,000 S.F. G F A : 

N E W C A R D E A L E R 1,000 S.F. G F A : \ ^ / ^ 

C O N V E N I E N C E STORE 1,000 S.F. G F A : 

SHOPPING C E N T E R 

V2 TO 1 M I L L I O N SQ. FT. 1,000 S.F. G F A : I ^ / A T 

100 TO 500 T H O U S A N D SQ. FT. 1,000 S.F. G F A : N / J V 

LESS T H A N 100,000 SQ. FT. 1,000 S.F. G F A : 

C E N T R A L A R E A H I G H D E N S I T Y 1,000 S.F. G F A : \^/br 

G E N E R A L M F G . W A R E H O U S E 1,000 S.F. G F A : W / A -

P L U S N U M B E R OF B A Y S : t O / / V 

R E S E A R C H / D E V E L O P M E N T 1,000 S.F. G F A : 

IN DUST RIAL P A R K 1,000 S.F. G F A : 

G E N E R A L L I G H T I N D U S T R Y 1,000 S.F. G F A : \^Jl>r 

A L L I N D U S T R Y A V E R A G E OFFICES 1,000 S.F. G F A : \Slf^ 

G E N E R A L OFFICE 1,000 S.F. G F A : ^\3> H " -



MEDICAL OFFICE 1,000 S.F. GFA: 

PROFESSIONAL OFFICE 1,000 S F. OFA: 

CIVIC CENTER 1,000 S F, GFA: 

RESEARCH CENTER 1,000 S.F. GFA: 

RESTAURANTS 

QUALITY 1,000 S.F. GFA: 

OTHER SIT-DOWN 1,000 S.F. GFA: 

FAST FOOD 1,000 S.F. GFA: 

NUMBER OF SEATS: 

BANKS 1,000 S.F. GFA: 

HOSPITALS 

GENERAL NUMBERS OF BEDS: 

CHILDREN NUMBER OF BEDS: 

CONVALESCENT NUMBER OF BEDS: 

UNFVERSITY NUMBER OF BEDS: _ _ 

VETERANS NUMBER OF BEDS: 

NURSING HOME NUMBER OF BEDS: 

CLINICS NUMBER OF BEDS: 

EDUCATIONAL 

ALL NUMBER OF STUDENTS: 

4-YEAR UNIVERSITY NUMBER OF STUDENTS: _ 

JR. COLLEGE NUMBER OF STUDENTS: \ ^ / ^ 



EDUCATIONAL (CONTINUES) 

SECONDARY SCHOOL NUMBER OF STUDENTS: 

ELEMENTARY SCHOOL NUMBER OF STUDENTS: 

COMBINED ELEM./SEC. NUMBER OF STUDENTS: 

LIBRARY NUMBER OF STAFF: K T / / ^ 

MOTEL/HOTEL 

HOTEL NUMBERS OF ROOMS: 

MOTEL NUMBER OF ROOMS: 

RESORT HOTEL NUMBER OF ROOMS: 





Miami-Dade County Public Schools

Concurrency Management System
School Concurrency Determination

MDCPS Application Number: SP0314082501186 Local Government (LG): Coral Gables
Date Application Received: 8/25/2014 2:17:28 PM LG Application Number: DR-14-04-2406
Type of Application: Site Plan Sub Type: Redevelopment

Applicant's Name: 4311 PONCE
Address/Location: 4225 & 4311 Ponce De Leon Blvd.
Master Folio Number: 0341200171240
Additional Folio Number(s): 0341200171230, 0341200171230, 

PROPOSED # OF UNITS 8

SINGLE-FAMILY DETACHED UNITS: 0

SINGLE-FAMILY ATTACHED UNITS: 0

MULTIFAMILY UNITS: 8

CONCURRENCY SERVICE AREA SCHOOLS

CSA 
Id Facility Name Net Available 

Capacity
Seats 
Required

Seats 
Taken

LOS 
Met

Source 
Type

5561 FRANCES S TUCKER 
ELEMENTARY 31 0 0 YES Current CSA

6741 PONCE DE LEON MIDDLE 96 0 0 YES Current CSA

7071 CORAL GABLES SENIOR -452 0 0 YES Current CSA

ADJACENT SERVICE AREA SCHOOLS

*An Impact reduction of 21.13% included for charter and magnet schools (Schools of Choice).

MDCPS has conducted a public school concurrency review for this application and has determined that it DOES 
MEET (Concurrency Met) all applicable LOS Standards for a Final Development order as adopted in the local 
Government's Educational Element and incorporated in the Interlocal Agreement for Public School Facility 
Planning in Miami-Dade County. 

Master Concurrency 
Number: MA0314082501186 Total Number of 

Units: 8

Issue Date: 8/25/2014 8:01:05 PM Expiration Date: 8/25/2015 8:01:05 PM
Capacity Reserved: Elementary:0 / Middle:0 / Senior: 0

________________________ ________________________
MDCPS Administrator MDCPS Authorized Signature

1450 NE 2 Avenue, Room 525, Miami, Florida 33132 / 305-995-7634 / 305-995-4760 fax / 
concurrency@dadeschools.net





The City of Coral Gables 

Historical Resources Department 

March 25,2014 

4225 Properties, LLC. 
133 SeviUa Avenue 
Coral Gables, FL 33134 

Re: 4225 Ponce de Leon Boulevard, Lots 36 and 37, Block 5, Coral Gables Industrial Section 
PB 28-22 

Dear Sirs: 

Section 3-1107(g) of the Coral Gables Zoning Code states that " A l l demolition permits for non-
designated buildings and/or structures must be approved by the Historic Preservation Officer or 
designee. The approval is valid for six (6) months from issuance and shall thereafter expire and 
the approval is deemed void imless the demolition permit has been issued by the Development 
Services Department. The Historic Preservation Officer may require review by the Historic 
Preservation Board if the building and/or structure to be demolished is eligible for designation as 
a local historic landmaric or as a contributing building, structure or property within an existing 
local historic landmark district. This determination of eligibility is preliminary in nature and the 
final public hearing before the Historic Preservation Board on Local Historic Designation shall be 
within sixty (60) days fiom the Historic Preservation Officer determination of "eligibility." 
Consideration by the Board may be deferred by mutual agreement by the property owner and the 
Historic Preservation Officer. The Historic Preservation Officer may require the filing of a 
written eqjplication on the tbrms prepared by the Department and may request additional 
background information to assist the Board in its consideration of eligibility. Independent 
analysis by a consultant selected by the City may be required to assist in the review of the 
application. Al l fees associated with the analysis shall be the responsibility of the applicant. The 
types of reviews that could be conducted may include but are not limited to the following: 
property appraisals; archeological assessments; and historic assessments." 

Therefore, please be advised that after carefial research and study of our records and the 
information you presented the following information has been determined: 

4225 Ponce de Leon Boulevard, Lots 36 and 37, Block 5, ConU Gables Industrial 
Section PB 28-22, docs not meet the minimum eligibility criteria for designation as a 
local historic landmark. Therefore, the Historical Resources staff will not require 
review by the Historic Prescr\'ation Board if an application is made for a demolition 
permit. 

R O B o x 14I5'19 C o R A L G A f l L E S . F b D R l D A 3 3 n 4 - I S ^ 9 PHONK (3(ft) 460-5095 FAX (305)'460-5097 



Please note that, pursuant to Section 2-705(bX15) of the Coral Gables Zoning Code, tfiis 
determination does not constitute a development order and is valid for a period of six (6) months. 
In the case where the Historic Preservation Officer or designee determines that the property docs 
not meet the minimum eligibility criteria for designation, a permit for the demolition of the 
property must be issued within the six-month period. 

Upon expiration of the six-month period, you will be required to file a new application. Any 
change from the foregoing may be made upon a demonstration of a change in the material facts 
upon which this determination was made. 

If you have any further questions concerning this matter, please do r»ot hesitate to contact tiiis 
office. 

Dona M . Spain ^ 
Historic Preservation Officer 

cc: Roney J. Mateu, 8887 SW 131 Street Miami, FL 33176 
Craig I.een, City Attorney 
Bridgette Thornton, Deputy City Attorney 
Jane Tompkins, Development Services Director 
Charles Wu, Assistant Development Services Director 
Ramon Trias, Planning & 21oning Director 
William Miner, Building Director 
Virginia Ooizueta, Plans Processor Lead 
Historical Significance Request Propertj' File 

Sincerely, 
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EXECUTIVE SUMMARY 

 

The 4311 Ponce project will be located at 4311 Ponce de Leon Boulevard in Coral Gables, 

Florida. The site is located within the Gables Re-development Infill District (GRID), the city’s 

traffic concurrency exception area. The project proposes a new building with 24,133 SF of office 

space, 11,457 SF of retail space, and 8 residential units. Access to and from the site will be 

provided on a two-way driveway located on San Lorenzo Avenue. This traffic study is consistent 

with the methodology previously discussed with and agreed to by the city of Coral Gables Public 

Works Department. Project buildout is anticipated in 2016.   

 

An assessment of the traffic impacts associated with the proposed project was performed in 

accordance with the requirements of the city of Coral Gables. The analysis shows that the project 

would not adversely impact the roadway links and intersections that were analyzed within the 

study area.   
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1.0   INTRODUCTION 

 

1.1 Project Background 

 

The 4311 Ponce project will be located at 4311 Ponce de Leon Boulevard in Coral Gables, Florida 

(See Exhibit 1). The site is located within the Gables Re-development Infill District (GRID), the 

city’s traffic concurrency exception area. The project proposes a new building with 24,133 SF of 

office space, 11,457 SF of retail space, and 8 residential units. The project proposes an onsite 

parking garage providing 145 parking spaces. The provided spaces meet the city’s requirement. 

Access to and from the proposed parking garage will be provided on a two-way driveway located 

on San Lorenzo Avenue. See Appendix A for site plan. This traffic study is consistent with the 

methodology previously discussed with and agreed to by the city of Coral Gables Public Works 

Department. Project buildout is anticipated in 2016.   

 

1.2 Study Objective 

 

The purpose of the study is to provide a traffic study that meets the requirements of the city of 

Coral Gables for the project. This study includes vehicular flow, trip generation, roadway and 

intersection analyses. 
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1.3 Study Area and Methodology 

 

The analysis undertaken follows the study methodology previously discussed with and approved by 

the city of Coral Gables Public Works Department (See Appendix B). A synopsis of the 

methodology is as follows: 

 
• Traffic Counts (Intersections) – Two-hour turning movement counts were collected for the 

AM (7-9 AM) and PM (4-6 PM) hours on a typical weekday at the following intersection: 
 

o Ponce de Leon Boulevard / San Lorenzo Avenue (S) 
 
S= Signalized  
U=Un-signalized 

 
• Traffic Counts (Segments) - 48-hour machine counts, summarized at 15-minute intervals, 

were taken during a typical weekday (Tuesday through Thursday only) at the following 
roadway segments: 
 

o Ponce de Leon Boulevard between San Lorenzo Avenue and Greco Avenue 
o San Lorenzo Avenue between Ponce de Leon Boulevard and Ruiz Avenue 

 
• Signal Location and Timing – Existing signal phasing and timing for the signalized 

intersection were obtained from Miami-Dade County. 
 
• Trip Generation – project trips were estimated using trip generation information published 

by the Institute of Transportation Engineers (ITE) Trip Generation Manual, 9th Edition. 
 

• Trip Distribution / Trip Assignment – Net new external project traffic were assigned to the 
adjacent street network using the appropriate cardinal distribution from the Miami-Dade 
Long Range Transportation Plan Update, published by the Metropolitan Planning 
Organization.  Normal traffic patterns were considered when assigning project trips. 

 
• Background Traffic - Available Florida Department of Transportation (FDOT) and Miami-

Dade County (MDC) counts were consulted to determine a growth factor consistent with 
historical annual growth in the area.  The growth factor were applied to the existing traffic 
volumes to establish background traffic. 
 

• Future Transportation Projects – The 2013 TIP and the 2035 LRTP were reviewed and 
considered in the analysis at project build-out. 
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• Committed Developments – No committed developments were identified in the vicinity of 
the project. 
 

• Intersection analysis was done using Highway Capacity Software (HCS) based on the 2010 
Highway Capacity Manual (HCM) or the Synchro software.  Operation analysis at 
driveways providing access to/from the site was conducted. 
 

• Link / Segment capacity will be estimated using generalized vehicular capacities from the 
latest FDOT LOS Manual. 
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2.0 DATA COLLECTION 
 

Data collection for this study included roadway characteristics, intersection traffic counts, signal 

timing, and seasonal adjustment factors.  The data collection effort is described in the following 

sections.   

 

2.1 Roadway Characteristics 
  

Ponce de Leon Boulevard 

Ponce de Leon Boulevard is a minor arterial that provides north/south access throughout the city of 

Coral Gables Central Business District (CBD). Within the study area, Ponce de Leon Boulevard is a 

two-way, four-lane, divided roadway. On-street, metered, parking is provided on the east and west 

side of the roadway north of San Lorenzo Avenue. The city of Coral Gables operates and maintains 

Ponce de Leon Boulevard.  The posted speed limit is 35 mph. 
 

San Lorenzo Avenue 
San Lorenzo Avenue within the project area is a local roadway that provides east/west access 

between Le Jeune Road and Ruiz Avenue. Between Ponce de Leon Boulevard and Ruiz Avenue, 

San Lorenzo Avenue is a two-way, two-lane, undivided roadway with on-street parking on both 

sides of the roadway. Between Le Jeune Road and Ponce de Leon Boulevard, San Lorenzo Avenue 

is a two-way, two-lane, undivided roadway with on-street parking on portions of the roadway. The 

intersection of San Lorenzo Avenue and Ponce de Leon Boulevard is offset to the north. The city of 

Coral Gables operates and maintains San Lorenzo Avenue.  The speed limit is not posted within the 

study limits. 
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2.2 Traffic Counts 
 

Forty-eight hour traffic machine counts were collected on August 12th through August 13th, 2014 at 

Ponce de Leon Boulevard, and San Lorenzo Avenue. Vehicle turning movement counts were taken 

on August 12th, 2014 at the study intersections during the AM and PM peak periods. The counts 

were adjusted to reflect average annual daily traffic conditions using the latest weekly volume 

adjustment factors were obtained from FDOT. A weekly volume adjustment factor of 1.01 (Miami-

Dade County South) corresponding to the dates of the counts was used. Traffic counts and FDOT 

season factors are provided in Appendix C.   

 
 

2.3 Intersection Data 
 

Signal timing data was obtained from Miami-Dade County for the signalized intersections analyzed 

in this study. This information was used for the signal phasing and timing required for the 

intersection capacity analysis.  A field survey was also conducted to obtain the intersection lane 

configurations to be used in the intersection analysis. Exhibit 2 shows the existing lane 

configurations at the analyzed intersections. Existing volumes for the morning and afternoon peak 

hour at the segments and intersections analyzed are shown in Exhibit 3. The signal timings are also 

provided in Appendix C. 
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2.4 Walking / Other Modes of Transportation 

 

Pedestrian activity is an essential element within the CBD of Coral Gables.  The Coral Gables 

Trolley service (which traverses the Ponce de Leon Boulevard corridor) provides frequent service to 

the area and connects with the Douglas Road Metrorail Station. The project site is located in an area 

where pedestrian activity is common between existing site and surrounding properties. 

 

2.5 Roadway Capacity Analysis 

 

The FDOTs generalized service volume tables provide the maximum volume for a specific Level of 

Service (LOS).  LOS is a qualitative assessment of a road’s operating conditions and is represented 

by the letters A through F, where A is free flow (best condition) and F is the most congested 

condition. 

 

The proposed project is located within the city of Coral Gables Redevelopment and Infill District 

(GRID), which is a Transportation Concurrency Area established by the city to promote 

development within its boundaries.  In essence, this ordinance establishes that roadways within the 

geographical area of the GRID are exempt from the citywide traffic LOS Standards. 

 

Exhibit 4 shows roadway link analysis for the study area segments based on the FDOT generalized 

peak hour directional service volume tables.  All roadways currently operate within the city’s LOS 

standards (LOS E). 
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1 Ponce de Leon Blvd: Class II Arterial 2 Lanes - 10% Non_State Signalized Roadway, +20% Roadway LOS 
E+20  (1700 vph * 0.9*1.20  = 1836 vph); San Lorenzo Avenue: Class II Arterial 1 Lanes -20% for No 
Exclusive Right/Left Turns (800 vph * 0.8 = 640 vph) 

 

 

 

 

 

 

 

 

 

 

 

 

 

Exhibit 4 
Existing Roadway Capacity Analysis 

Weekday AM and PM Peak Hour Conditions 

Roadway Direction 
# of              

Lanes 
AM Peak 
Volume 

PM Peak 
Volume 

LOS 
Std 

SV1 
Meet 
LOS 
Std? 

Ponce de Leon Boulevard between San 
Lorenzo Avenue and Greco Avenue 

NB 2LD 323 387 E+20 1836 Yes 

SB 2LD 398 573 E+20 1836 Yes 

San Lorenzo Avenue between Ponce de 
Leon Boulevard and Ruiz Avenue 

EB 1LU 11 29 E 640 Yes 

WB 1LU 18 56 E 640 Yes 
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2.6 Intersection Capacity Analysis 

 

The Synchro software was used to perform intersection capacity analysis at the analyzed 

intersections. Synchro is a macroscopic analysis and optimization software application that 

implements the Intersection Capacity Utilization method for determining intersection capacity. 

Synchro also supports the Highway Capacity Manual’s methodology for signalized / un-signalized 

intersections. Exhibit 5 shows the resulting LOS for existing conditions during morning and 

afternoon peak hours. All the intersections operate within the city’s LOS standards (LOS E). 

Analysis worksheets are included in Appendix D.    

 

Exhibit 5 
Existing Intersection Capacity Analysis 

Weekday AM and PM Peak Hour Conditions 

Intersection Signalized/ 

Unsignalized 
Direction 

AM 

Peak 

LOS 

PM Peak 

LOS 

LOS 

Standard 

Ponce de Leon Boulevard /  

San Lorenzo Avenue 
S 

NB 

SB 

EB 

Overall 

A 

A 

B 

B 

A  

B 

C 

A 

E + 20 

E + 20 

E 

N/A 

Source: David Plummer & Associates 
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3.0 PLANNED AND PROGRAMED  

ROADWAY IMPROVEMENTS 

 

The 2014 Miami-Dade County Transportation Improvement Program (TIP) and the 2035 Long 

Range Transportation Program were reviewed to identify any programmed or planned projects 

within the limits of the study area established.  These documents show no officially programmed or 

planned capacity improvement projects within the study area.   
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4.0 FUTURE TRAFFIC CONDITIONS 
 

4.1 Background Traffic and Committed Developments 

 

Average Daily Traffic counts published by the Miami-Dade Public Works Department and the 

FDOT were reviewed to determine historic growth in the area. Historic growth rate documentation 

is included in Appendix C. This analysis indicated that traffic has a low growth rate of 0.2% in the 

past years. However, a conservative 0.5% annual growth rate was used for this study.  

 

4.2 Future without Project Roadway Capacity Analysis 
 

Future without project conditions was obtained by adding background traffic to existing traffic 

volumes.  Exhibit 6 shows the future without project AM and PM peak hour traffic at each roadway 

segment. Exhibit 7 shows the projected roadway volumes for future without project traffic. 
 

1 Ponce de Leon Blvd: Class II Arterial 2 Lanes - 10% Non_State Signalized Roadway, +20% Roadway LOS E+20  
(1700 vph * 0.9*1.20  = 1836 vph); San Lorenzo Avenue: Class II Arterial 1 Lanes -20% for No Exclusive Right/Left 
Turns (800 vph * 0.8 = 640 vph)  

Exhibit 6 
Future without Project Roadway Capacity Analysis 

Weekday AM and PM Peak Hour Conditions 

Roadway Direction 
# of              

Lanes 
AM Peak 
Volume 

PM Peak 
Volume 

LOS 
Std 

SV1 
Meet 
LOS 
Std? 

Ponce de Leon Boulevard between 
San Lorenzo Avenue and Greco 

Avenue 

NB 2LD 326 390 E+20 1836 Yes 

SB 2LD 401 578 E+20 1836 Yes 

San Lorenzo Avenue between Ponce 
de Leon Boulevard and Ruiz Avenue 

EB 1LU 11 29 E 640 Yes 

WB 1LU 18 57 E 640 Yes 
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4.3 Future Without Project Intersection Capacity Analysis 
 

Future without project conditions was obtained by adding background traffic to existing traffic. 

Exhibit 7 also shows the projected turning movements for future without project traffic.  

 

Exhibit 8 shows the resulting LOS for morning and afternoon peak conditions for future without 

project. Capacity worksheets are included in Appendix D. 

 

Exhibit 8 
Future without Project Intersection Capacity Analysis 

Weekday AM and PM Peak Hour Conditions 
 

Intersection Signalized/ 

Unsignalized 
Direction 

AM 

Peak 

LOS 

PM Peak 

LOS 

LOS 

Standard 

Ponce de Leon Boulevard /  

San Lorenzo Avenue 
S 

NB 

SB 

EB 

Overall 

A 

B 

B 

B 

A  

B 

C 

A 

E + 20 

E + 20 

E 

N/A 

Source: David Plummer & Associates 
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4.4 Project Trip Generation 

 

Trip generation for the proposed project and the existing use was estimated using the Institute of 

Transportation Engineers (ITE) Trip Generation Manual, 9th Edition.  This manual provides gross 

trip generation rates and/or equations by land use type.  These rates and equations estimate vehicle 

trip ends at a free-standing site’s driveways. See Appendix E for project trip generation worksheets. 

 

The project site is located in an area where pedestrian activity is common between the existing site 

and surrounding properties.  The project site is also in an area served by the Coral Gables trolley 

which can connect to bus routes from Miami-Dade Transit and the Douglas Road Metrorail Station. 

A 5% adjustment was applied to the trip generation of the proposed uses to account for other modes 

of transportation. The project trip generation summary is provided in Exhibit 9. 
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Exhibit 9 
Project Trip Generation Summary 

Proposed ITE Land Use 
Designation1 Size/Units 

AM Peak Hour Vehicle 
Trips  

PM Peak Hour 

Vehicle Trips  

In Out Total In Out Total 

General Office Building 
(Land Use 710) 

24,133 SF 

33 5 38 6 30 36 

���� =
1.56	����

1000	��	���
 ���� =

1.49	����

1000	��	���
 

88% In     12% Out 17% In         83% Out 

Specialty Retail 
(Land Use 826) 

11,457 SF 

0 0 0 14 17 31 

-- ���� =
2.71	����

1000	��	���
 

-- In      -- Out 44% In      56% Out 

Residential Condominium 
(Land Use 230) 

8 DU 

1 6 7 5 3 8 

���� =
0.44	����

1	��
 ���� =

0.52	����

1	��
 

17% In       83% Out 67% In      33% Out 

Subtotal Gross Trips 34 
 

11 45 25 50 75 

Transit/Pedestrian Trips 5% -2 -0 -2 -1 -3 -4 

Internal Capture2  0% (AM)  
5.6% (PM) 

0 0 0 -1 -3 -4 

Net External Trips (Proposed) 32 11 43 22 45 67 
1 Based on ITE Trip Generation Manual, Ninth Edition, 
2 Based on ITE Trip Generation Manual User’s Guide and Handbook, Ninth Edition 
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  4.5 Project Trip Assignment 

 

Project traffic was distributed and assigned to the study area using the Cardinal Distribution for 

TAZ 1081 shown in Exhibit 10.  The Cardinal Distribution gives a generalized distribution of trips 

from a TAZ to other parts of Miami-Dade County. The distribution can be summarized as followed: 

36.46% to the north, 17.90% to the south, 16.42% to the east, and 29.22% to the west. For 

estimating trip distribution for the project traffic, consideration was given to conditions such as the 

roadway network accessed by the project traffic, roadways available to travel in the desired 

direction, and attractiveness of traveling on a specific roadway.  Project trip distribution for the 

proposed project is shown in Exhibit 11. 

 

Exhibit 10 
Cardinal Distribution (TAZ 1081) 

Direction Distribution 

NNE 21.22% 

ENE 12.10% 

ESE 4.32% 

SSE 2.82% 

SSW 15.08% 

WSW 19.02% 

WNW 10.20% 

NNW 15.24% 

Total 100.00% 
                                           Source:   Miami-Dade Long Range Transportation Plan 
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4.6 Future With Project Roadway Capacity Analysis 

 

Trip assignments in the previous sections and traffic projections for the project were combined to 

obtain the total traffic on the analyzed roadway segments. Exhibit 12 shows roadway capacity for 

the future with project during the AM and PM peak hour for each roadway segment. All the 

segments under study meet the city’s LOS standards (LOS E). Exhibit 13 shows the projected AM 

and PM roadway volumes. 

 

 

1 Ponce de Leon Blvd: Class II Arterial 2 Lanes - 10% Non_State Signalized Roadway, +20% Roadway LOS E+20 
(1700 vph * 0.9*1.20  = 1836 vph); San Lorenzo Avenue: Class II Arterial 1 Lanes -20% for No Exclusive Right/Left 
Turns (800 vph * 0.8 = 640 vph) 
 

 

 

 

 

 

 

Exhibit 12 
Future with Project Roadway Capacity Analysis 

Weekday AM and PM Peak Hour Conditions 

Roadway Direction 
# of              

Lanes 
AM Peak 
Volume 

PM Peak 
Volume 

LOS 
Std 

SV1 
Meet 
LOS 
Std? 

Ponce de Leon Boulevard between 
San Lorenzo Avenue and Greco 

Avenue 

NB 2LD 360 436 E+20 1836 Yes 

SB 2LD 416 592 E+20 1836 Yes 

San Lorenzo Avenue between Ponce 
de Leon Boulevard and Ruiz Avenue 

EB 1LU 42 65 E 640 Yes 

WB 1LU 30 87 E 640 Yes 
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4.7 Future With Project Intersection Capacity Analysis 

 

The trip assignments in the previous section, traffic projections for the project and background 

growth were combined to obtain future traffic with project at the analyzed intersections. Exhibit 14 

shows the resulting LOS for the morning and afternoon peak conditions for future with project.  

Capacity worksheets are included in Appendix D. Exhibit 13 also shows the projected turning 

movement volumes for future with project. All intersections analyzed are projected to operate 

within the city’s LOS standard during the morning and afternoon peak periods. 

 

Exhibit 14 
Future with Project Intersection Capacity Analysis 

Weekday AM and PM Peak Hour Conditions 
 

Intersection Signalized/ 

Unsignalized 
Direction 

AM 

Peak 

LOS 

PM Peak 

LOS 

LOS 

Standard 

Ponce de Leon Boulevard /  

San Lorenzo Avenue 
S 

NB 

SB 

EB 

Overall 

A 

B 

B 

B 

A  

B 

C 

A 

E + 20 

E + 20 

E 

N/A 

Project Driveway / San Lorenzo 
Avenue 

U 
SB 
EB 

A 
A 

A 
A 

N/A 
E 

Source: David Plummer & Associates 
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6.0 CONCLUSIONS 

 

An assessment of the traffic impacts associated with the proposed project was performed in 

accordance with the requirements of the city of Coral Gables.  The analysis shows that the project 

would not adversely impact the roadway links and intersections that were analyzed within the study 

area.   
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