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The undersigned applicamis)fagent (sl proparty ewmer(s] requast Giy of Coral Gabiles eonsideration and review of the
lehawing application]s) |please check all that apgly):
[ bandanenent and Vacations

[ anngxation
[ Coval Gabiles Meditgreanean Architactural Design Seecinl Lacational Sie Mas
ElComprohensive Plan Map Amemitdment - Small Scale

[ Comgretiensive Man Map Amentdment - Large Scale

D Comprehensive Plan Tead Amendment

[ canditional Lise - Administrative Review

Ol conditional Use witheut Site Plan

[ conditionat Use with Sitg Plan

[ pevelopment Agreement

[ Davedspnent of Regional imgact

[ tevelopnsent of Regional Impac - Matice of Propossd Change

& Wned Upe Site Pan

[0 Msmncd Aren Development Detignation and Sio Pan

&) Pamned Aren Developmpni Magor Amendngn]

[ nestrictive Cavenants and/or Casemeims

O sae man
[ separation/Establishmant of & Duiding Site
O Subslivisian Review lor a Temaive Mot and Variasce
[ rransler of Development Rights Recerdng Site Plan
O niversity Campus District Modification ta the Adopted Campus Master Plan
[ 7ening Code hisp Amandmany
Eiuunc Cada Test Ampraiengng
[ other

Genersl Informaotion

Snent address of the subsect properiy; 1150 South Dise Highway, Coual Gables, L

Properiy/propect namp: Paseo de l Risiera
Legal dosorption: Log(s] 360 Eshibi "A”
Bloghis) . W

Propery ts) Coeal Park bnn, LLE

Propariy owned[5) mzilng sddress: 3550 lird Boad, Saae 303, hhami, Ranid 331406
Tebephone: Buslnegs J0%-430-TE0a Fax 3032482958
At Ermail beastera @ sovedhaipshry.com

City of Coral Gahbl Planning Division Appllication

Applcani{sfageatfs); Lur L Rusto, B,
applcantls)agentfs] mailing address: 3655 Leleune Foad, Scite PH 20, Corsl Gabslur, Flovida 33134

Telephoae:  Buaangss 305-476-8300 pat 37 Pax 3054765383
Orher Colk 052050007 Emall Laura (@ _bautarugielsscom
Curent land wte classificasion|s): © chal Lo Rlve i

Cirrent zoming classalication[s): Sommerial
Propesed nd ute casilication{s} (i apalicatle); Semmercial Hah Riug intensiny
Proposed sonkag classifation(s] (il appicatile); 1WA

supparting Infermation (te be coampleted by Plapnning Staff)

A Preapplcagion Conferense s requised with the Planning Division in atvance of application submintal to determing the
wlcrmation mecossary to be filed with the application(s). Fleasc refer to the Manming Divison Development Roview Protes
Handbook, Section 3.0, for an explanation of each kem. I recessary, attach addiional sheets 1o appleation, Tho Paaning
Divisian rasenas the right to recuiest additional information as necesiey throughout the enling rovew process.

& Aerial,

Allidavit prowidieg lor property owner’s avihorizaiion Lo process applcation.
O Amnexation waparting materiats.

] Application lees,

E Application represematan asd contact infosmation,

O agpraisal,

i Archirectursl/buiting elevatians.

Bulding llwor plans.

B comprehenive Plan toat amendmant jusiification

Comprehentive Plan anabsis.

& Concunmency inpact atemant.

Ef Encroachments plan.

D Environmental aitesiment.

E] Histeric contestueal study and/or historical significance determination.

& Landicape plan.

O Lighting paan.

Kasting moded andfor 30 camputer model

a Cigy of Coral Gables Annual Reghitration Application snd e Apghoatian Lablyist loms.
Owdinances, retclutiont, covenants, development agreements, o1e. prevesusly granted lor the progerty.
Durhlrlq study.

& Fhetopragha of property, sgjacent uies andfor streetscape.

& ima.

Proporiy suneey and legal descrption,

Pagelol 3




City of Coral Gables Planning Division Application

&) Propesty owneri lit, notlication radius map and two sets of labels.

'm Pablic Realm Improvemants Plan for mixed we projects.

[ Public school preliminary concurnency analysks (revdantial tend use/zening applications anly).
[ %0 master plan.

Site plan and supponing information,

Statemnant of use andfor cover letter,

[ swrecrscape master plan.

[ Tratfec acewmulation assessment.

O Traific impagt statemant.

2] Traific Impact ssudy.

[ Traific stacking analysis.

O uniities eonsent.

O urilities tcation plan.

B Vegetation survey.

[Ovideo of the subject propenty.

& Zoning Analysis | Proliminary).

& 2oning Cotle 1ext amendman justificagion,

O warranty Deed.

O ahier:

Application submlttal requlirements

L. Hard coples. The mamber of application binders to be submibited shall be determingd by Stafl at the preapplication
mggting. The application shall include all the items iSentified in the preappalication meeting.

1. Dagial media copiey. Two (3] compaet dises (CD RDM) of the entlne application inchuding afl thi @ idengified in
the Pronpplication Confprente.  Each document shall Be seporated info POF fies (ie. application; sie plan,
landscape plan; etc). Ploase include a "Table of Contems”™ identifying all POF file name(s). Each POF filo size shak
nol encaad 10 Mb. Al discs shall b labeled with the applizaniis) name, project name and date of submittal

Applicant rept/property owner affirmation and consent

{1} (W) alfinm and conily to ol of the lolawing:

L. Submigsion of the lollcwving:

&, Warranty deedias recoed a1 prool of cemership for all praperties contidered as 3 part of The appbcatsan request;
o

b. Asthorized a5 the applicant|s)/agent(s) Mentified hersin to file this application and 301 on bahall of all curren:
prepery owner(s] and modily any valid City of Coral Gables entitlements in effect during the entire review
ProcEs.

L. This requedt, application, applcalion supporting materials and all future suppaning meterals comalios wath 28
provigions snd reguliiions of the Zoning Cods, Comprohontive Land Use Plan and Code of Grdinances of the City of
Coval Gables usless idendifeed and approved as a par of this apglication reguett ar olber previeutly appaaved
appicatieni. Applsant wnderstanas that any viglation of theso provisgkans renders the applhication inwalia,

1. That a8 the infermation comained in this application and al gocumantation submitted Iserewith it trup 10 the best of
[mey] [owr) knowteelpe and bokal.

£ Umderstand Lhat the application, al amachments and lees become a part af the afficial recards of the City ol Corl
Gables and are ol returmable,

Pape 3ad 8

City of Coral Gahble: 7 Q vision Application

5. Fallure 16 provide the infarmation necestary pursuant to the established time frames intluded bat nat limited 1o
applicotion submanal, submission of rovised documents, ete. far review by City Smif and the dosignated resiewing
entity may cause apalication 1o be deferred without further review untll such time the requested information is
submitled.

6. AN representathoos of the application have regatered with and completed lobbyast farma fer the City of Corad Gables
Clty Cherk’s olfice.

7. Understand that wnder Florida Law, all the alermation sehmitted as part ol the appleation ane publiz records,

B additions] costd in addition to the application fees may be astessed assoclated with tho review of spplications by the
Cily. These ara cofts that may be incurred by the applicont due to consullant lees poid by City to review Lhe
spplication. The types of reviews that could be conducied may Inclade but are net limited 1o the Iollowing: property
appratiale; traffic impagt anslyies; vegeldtionfesvironmental assessmenty archealagical/hitorsc aascssments;
masket siudies; engineering sodies or repodts; snd legel feos, Such fees will be azsested upon Gnalization of the City
spplication review.

Propeny cwnerfs) sgneiure(sk Property owner(s] pring narme:
'.'.'l_ll::l;'la?;'l Coml Park, bnn, LLC
: 1350 South Diuie Highway, LLC, its Managing Mamber
""U-':E'Eﬂ:“ ) gf:; h'dzmw'mnrll-lmll:m';.. 'H.lnhrnﬂegl;rw

Peaperty ownne(s) sigaslure(s) Property owneris] prinl name:

Progerty owner(i] sgnalurefsfc Proporty ownons) print name:

| Address: 3450 Bed Aoas, Suie 302

| Miami, Ficeada 33146
|
Telephane: ¥05-£28-2853 Faa: 30d-443-2530 | Email:
NOTARIZATION
|
STATE OF FLORIDASDOUNTY OF Micmi-Dady E_on,' |
|

The koregoing instrumaent was acknowhedged belors me shis _ /L dayel AL by
ISignaturn of Notary Public - Sue of Florida)

(PrinzeType or $tamp Commiptlonrd Mame of Notary Pulilic)
rsanally Knawn OR T Preduced Identification; Typs of identification Produced ]
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City of/Coral Gables Planning Division Application

% Coatract Purchasoris) Print Mame:
KP imarnatonsl
ku'l-ﬁu'rn'iﬂl.

Contract Purchaser(s) Signatune: Ceatract Purchasos|s) Print Mame:

Address: 2500 Salzese Sireat
Caornl Gables, Florids 33134

Telephone: ] Fax: ]ErI'IIIL' Ciepanlds naspmILnnak.oom

HOTARIZATION

STATE OF FLORIDASCOUNTY OF
The faregaing knstrument was scknowledped belore me this _[(J d.u:_ﬂpu by Brand Reynolds

[Signature of mwﬁsﬁz of Florida)

i JAEL PINEOA
®EEDINISA
EXPIES tarunry 03, 2613

4 s

Tyie or Stamp Commbisloned Name of Notary Public)
le‘-‘\r Knewwn OR [ Produced identification; Type of Identification Preduced

{"“'.

umﬂs}ﬁm-un Apphicant[s)fageniis) Print Mame:
Laura L. Russa, Exg

Adirejsr TBEE Ledoung
Cormd Gables, I'I#ilﬂ Sﬂnl:l

Telsphong: I05-470-8300 ext, 17 | Fax: 20578000 | gmail: LawragLawanasalsn.con

HOTAMIATION

STATE OF FLORIDAFCOUNTY OF Miame-Dacla
The fwh;huwmmsmmed;eﬂtﬂnru mathis 10 dayat WOV,  py Lol Rmzo

ﬁqﬁnhﬂulﬂﬂm Pu lt:l Flavida)

i%.  JAEL PINEDA
ih MY CONMISSEON » BECaBERy
ENPrRES Jlll.ullj'ﬂ.]' s

v

[Peie, Type or Stamp Commitsiongd Mame of Motary Public]

@ﬂmlw Knzen OR [ Produced Idemilication; Type of Identification Produced
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Exhibit A"
Legal Description
Tha Southwesterly 360.00 feet of Tract A, REPLAT OF PART OF CORAL GABLES

RIVIERA SECTION PART 8, according to the plat thereof as recorded in Plat Book 46
at Page 100 of the Public Records of Dade County, Florida.

Also Known As:

All that part of tract A (which said Tract A includes areas indicated as Parking Area and
Unloading Area, conlaining 8.4 acres, more or less) as shown on plat entitled REPLAT
OF PART OF CORAL GABLES, RIVIERA SECTION PART 8 and recorded in Plat Book
46, at Page 100 of the Public Records of Dade County, Florida, that lies Southwesterly
of the following described line:

Commence at a point whera the Southeasterly line of Miami-Homestlead Highway (U.5.
1) intersects the Mortheasterly line of Hardee Road; thence Northeasterly along the
Southeasterly line of Miami-Homestead Highway a distance of 360 feet to the Point of
Beginning of the line being described; thence Soulheasterly parallel to and 380 feet
Mortheasterly at right angles 1o the Mortheasterly line of Hardee Road a distance of 325
feet to a point located on the Morthwesterly line of Avenue Madruga, said point, being
303.70 feet Northeasterly from a point where the Northwestarly line of Avenue Madruega
intersects the Mortherly line of Hardes Road.



NP International Project Directory
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NP International
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2903 Salzedo Street, Coral Gables, Florida 33134
Mobile: 443-791-4373
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NP International
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DESIGN ARCHITECT
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Email: patrick@jlharchitect.com

LANDSCAPE ARCHITECT

Geomantic Designs, Inc.

Robert Parsley, A.S.L.A.

6800 S.W. 81st Street, Miami, Florida 33143
Office: 305-665-9688 ext. 1

Mobile: 305-979-1800

Email: rparsley@geomanticdesigns.com

Spottswood Hotels, Inc.
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TRAFFIC ENGINEER

David Plummer & Associates, Inc.
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1750 Ponce de Leon Blvd., Coral Gables, Florida 33134
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1750 Ponce de Leon Blvd., Coral Gables, Florida 33134
Office: 305-447-0900

Email: juan.espinosa@dplummer.com




LEGAL

Shubin & Bass, P.A.

Jeffrey S. Bass, Esq.

46 S.W. 1st Street, Third Floor, Miami, Florida 33130
Office: 305-381-0606

Mobile: 305-987-4008

Email: jbass@shubbinbass.com

Laura L. Russo, Esq., LLC

Laura L. Russo, Esq.

2655 LeJeune Road, Suite PH 2-B, Coral Gables, Florida 33134
Office: 305-476-8300

Fax: 305-476-8383

Email: Laura@Laurarussolaw.com

The Josephs Law Firm
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Office: 305-445-3800

Mobile: 305-972-7722
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Law Firms
LAURA L. RUSSO, ESQ., LLC

Gables Inlernatonal Plca
2655 Le Jewns Road
Suite: PH 2-B
Coral Gables, Florida 33134-5837
Telephone: 305-476-8300
Totolns:  305-478-8383 InuraED NSl com

March 5, 2015

Mr. Ramon Trins

Planning and Zoning Director
The City of Coral Gables

427 Billmore Way

Coral Gables, Florida 33134

Re:  Paseo de la Riviern - Zoning
Property: 1350 South Dixie Highway, Coral Gables, FL.
File Mo.: 14L-164

Dear Mr. Trias:

My office represents MNP International ("NPI®) the contract purchaser of the referenced
propery.

MPI is proposing an innovative mixed-use end pedestrian friendly redevelopment project for
the property located on the comer of LS. | and Caballero - the current location of the
Holiday Inn (the "Project Site™). The Project Site represenis 2,66 acres, which translates 1o
npprosimately 115,870 square fect. The project is called Paseo de o Riviera and is named for
the approximately 72 foot wide by 325 foot long paseo that serves as the organizing concept
of the design. In addition to the hotel and residential components, the project also includes
35,671 square feet of retail space, public an (3 sculptures) and parking.

The gool of the project is to retain in Coral Gables those working professionals who would
olherwise be living in Downtown Miami. The project is sirategically located walking
distance to the Metrorail at the University station.

The project will require approval of the following applications: a Change in Land Lise from
Commercial Low Rise Intensity 1o Commercial High Rise Intensity for the height, 8 Zoning
Code Text Amendment 1o delete the subject property from site specific requirements, Mixed
Use - Site Plan Approval and o Planned Area Development Approval, In addition we are
requesting the relense of a 1962 parking Covenant that applies to the existing hotel and a
2000 Declaration that applics to the signage.

Mr. Ramon Trins
Muarch 5, 2015
Page 2

Jorge Hernandez, the design architect, has given special attention and consideration o the
stoled purposes of the Mixed Use District and Planned Area Development (PAD) regulnions.
The project will create o diversity of uses within walking distance: hotel, residentinl, work
places, neighborhood retnil and public open spoces that will enhance the LS. | sireetscape as
well as the surrounding aren to the east.

‘We submit for the Planning & Zoning Board's consideration our application package.

Sincerely,

L1 R
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A The Project
1. Location and Development Program

The “Paseo de la Riviera” is a mixed-use, planned area development organized around a
classical design concept known as a paseo, i.e., a large, public outdoor room planted and dressed
with public art and accessible for social communion. It is located within the South Dixie
Highway transit corridor with close proximity to: the multimodal transportation center known as
University Station; the linear park known as the Underline; and, the soon to-be-constructed
pedestrian overpass bridge.

a. Project Design

“Paseo de laRiviera’ is designed to be an exercise in placemaking. It accomplishes this
objective by organizing its complementary mix of uses around a classical “paseo” — a gathering
place with connectivity between and among its various elements and the surrounding fabric of
the community.

\ N
~
& .
By -
2 f
E
“rar \
/7 s 1280
RILTMORE HOTEL s 7z
COURTYARD PASEO DL LA RIVIERA
N\
&
=
<
N
s8¢
4 /
RESTAURANT ROW, GIRALDA AVENUE, CORAL GAMES

Figure 1. Paseo De La Riviera scale comparison to the Biltmore Hotel Courtyard and
Restaurant Row.

The project includes two primary structures — a hotel with 252 keys and a residential
structure with 234 units. The two structures are connected by an animated and lively ground
floor with 19,218 square feet of retail and commercial functions, arcaded spaces, and generous
sidewalks. The project is bordered by commercially zoned properties with duplex and multi-
family zoning adjacent to it. A public park serves as a natural and substantial buffer between the
project and the single-family neighborhood that exists nearby.

The buildings are detailed with balconies, roof terraces, open loggias on multiple levels,
open arcades, porticos, breezeways, stepped roof profiles, moldings and cornices that produce an
articulated architecture. The project has received Mediterranean bonuses level one and two from
the City of Coral Gables Board of Architects.
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JORGE L. HERNANDEZ
ARCHITECT
DESIGN ARCHITECT

SITE AERIAL

SCALE:N.TS.

“These designs and drawings are the copyrighted property of Jorge L. Hernandez Architect, P.A. and may not be reproduced except with specific written consent of the architect.
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These desians and drawings are the copyrighted property of Jorze L. Hernandez Architect, P-A- and may not be reproduced excent with specific written consent of the architect.
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Rapid Transit = Metrorail

Following more than a decade of public swdy and debate, multiple county-wide
referenda, ond a federal-state-county funding parinership, the citizenry of Miami-Dade County
committed in 1972 to fund the rapad rransit system now known as Metrorail. Specifically, at a
county-wide ebection the electorate approved the bonds for the “Decade of Progress™ which was
~ ot the fime — the single largest penenl obligation bond issue in the nation at over $500 million,
The electorate approved this substantial commitment to mpid transit by a vote of 2-1, Tha viote
sel the stage for Metrorail. The grousdbreaking for Metrorail occurred on June 7, 1979 at the
site of what would become University Station — the first station in the rapid wansin system to be
built. Construction on the station itself began in 1980 and the station wis dedicated in 1983

Figure 6, Groundbreaking Ceremony for  Figure 7, Governor Bob Graham
the Mewrorail at the University of Miami.  speaking at the Groundbreaking
Ceremony for the Metrorail.

Source. University of Miami Historical Photograph Collection,

Since that time, Metromil, together with Metromover and Tri-Rail, has grown o nclude
connections to the urban cemers of Miami International Adrport, the Civic Center (Jackson
Memorial Hospital Camput), Downtown Miami, and Brickell, Funthér conneetions éxig 1o the
northemn neighborhoods of Hialeah and Medley and 1o the souhem neighborhoods of Coral
Gables, South Miomi, and Dadeland.  Ridership on Metromil in general, and st University
Statson in particular, las grown substntially in recent years as illustrated in the charts bebow

UNIVERSITY STATION METRORAIL SYSTEM

650,000,000 ” 22,500,000
a0, 00400 20,006,000 |
550.000.000 | 17,500,000
500,000,000 I 15,000, 008
450,000.00 | 12,500,000
A0, 000. 00 ¢ 10,000,040 <

2000 005 2010 G004 | 2000 2005 2000 2004
Figure 8. Total Annual Boardings from Figure 9. Total Annual Boardings for all
Limiversity Station Metrori] Stations

Source: Miami-Dade Transit Ridersh p Technical Reports, 2000, 2005, 2010, 2014

The City's comprehensive plin expressly declares it support for higher density, mixed-
use development near transit centers wch as University Station.  See MOB-1.1.3 ("Locate higher
density development along transit comidors and near multimodal stations.”); see also MOB-1.1.4
(“Support incentives that promote walking, bicyching, and public transit and those that improve
pedestrian and bicycle access tolind between local destinations such as public facilities,
governmental facilities, schools, parks, open space, employment centers, downtown, commercial
centers, high concentrations of residentinl, private/public schools, ntversite of Miami amd
mipltimoclal  tecvesdt conters/stations { Emphasis supplied). MOB-11.1 ({"Promote mixed use
development 1o provide housing and commercial services near employment centers, theseby
reducing the need o drive.”)

(T Gables Redevelopment Infill District (“GRIDT)

On August 29, 1995, the Cityof Coral Gables adopied Ordinance No, 3148 and created a
Transporniation Concurrency Exception Area ("TCEA”) known as the Gables Redevelopment
Infill District ("GRID™).  The GRID is incorpornted within the City's adopted Comprehensive
Plan in Policy MOB-2.2.1. The Ciy recognizes in numerous goals, polictes, and objectives




within its Comprehensive Plan of the suitability of propenty within the GRID for the uses,
densities, and intensities proposed by the Project. See MOB-22.2; MOB-22 4; MOB-225,

iil.  The Pedestrian Bridge

Starting in summer 2015 and concleding in summer 2016, a new pedestrian overpass
bridge will be constructed in close proximity 1o the Project. The connectivity offered by the
Pedestrian Bridge to University Sution will funher limit the vehicle trips generated by the
Project by allowing residents and visitors 10 access University Station with far greater exse and
safiety than exisis af present

Figure 10. University Station Pedestrian Overpass.

The City’s Compaehensive Plan encourages development that de-emphasizes automobile
dependence m favor of walking or bicyeling. See MOB-1.1 (“Provide solutions to mitigate and
reduce the impacts of vehicular traffic en the environment, and resadential streets in particular
with an emphasis on altermatives to the suomobile including walking, bicyeling, public tansit
and wehicle pooling ™), see afso MOB 1.1.1 (“Promote mixed use development 1o provide
housing and commercial services near employment centers, thereby reducing the seed o
drive.”); MOB 1.1.2 ("Encounge land use decisions tha encourage infill, redevelopment, and
reuse of vacant or underutilized parcels that support walking, bicyeling and public transi use.™);
MOB-1.1.4 {("“Support incentives that promade walking, bicveling, and public transit and those
that improve pedesirian and bicvele access to/and between local destinations such s public
facilities, governmental facilities, schools, parks, open space, employment centers, downtown,
commercial centers, high concentrations of residentinl, private/public schools, Universine of
Miant! and multimodal iransit conters/stations, § Emphasis supplied)

iv.  The Underline

The Underling is a new, viionary linear park thar spans over 10 miles beneath the
Metrorul nght-of-wny. The Underine will serve as a regional recreational green spine to the
greater Miami area. It will link University Station (nnd several other Metrorail Smtions) with
verdant bicvele, exercise, and pedegrian trails.  All of the municipalitics along the Usderline
parkway are participating in the plinning process and have incorporated the project in their
respective comprehensive plans. Acioss from the Project, the University of Miami section of the
Underline will feaure o planted arza more than 125 feet in widih.  Lushly planted, it will
transform the land within the Ponc: De Leon Blvd — South Dixie Highwaoy median into an
actively used tropical boulevard thit will act not only as o recreationnl linear park but as a
passive iransit thoroughfare.  More information about the Underline s availible av

bt ew theyaderling org!

Figure 12, University Station after
Underline

Figure 11, University Station Now
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TRANSIT STATIONS ALONG US NO.1 CORRIDOR
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1926 MERRICK LAND USE VISION

801 Brckell Avenue Sute 2300
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Architect of Record

1350 South Dixie Highway
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*COMMERCIAL AREAS ALONG US NO.1 WERE PLANNED BY GEORGE MERRICK FOR 150'-0" OF HEIGHT

DRAWING:
DATE:
SHEET:
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URBAN CONNECTIVITY IN CORAL GABLES
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TOLU T OISl HIGHS AT

A) WENDY'S - 1979

B/C), CROWN LIQUOR. - 1935 (1982, UPDATED)

), SWENSENS - 1976

EL CHASE BANK (FORMERLY SPECS MUSIC) - 2013

F). RIVIERA THEATER PLAZA - 1955
G FIVE GUYS BURGERS - 1952

H), CLOSET FACTORY - 1945

I) SR PIZZA - 1956

Q). UNIVERSITY SHOPPING CENTER - 1953
R), CITIBANK, ALLACYCULING - 1962

§). CVS, DENNY'S, UPS - 1963

T MUDONALDS - 1994

U, COMPUTER VILLAGE - 1956

V), STARBUCKS - 1955

W), BOOK HORIZONS - 1958

X}, STIR MOON - 1959

1. BANK OF AMERICA - 1981

K). SHELL GAS STATION - 1953

L) SANTONA TOWER - 2004

M) UNIVERSITY INN CONDOS - 19940

N} RIVIERA WATERWAYS/CAPITOL BANK - 1952
0) HOLIDAY INN - 1962

Pl GABLES ONE (FORMERLY IRE) - 1971

DATES OF PROPERTIES BUILT OR UPDATED ALONG US.1 CORRIDOR
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Exhibit “A”
Legal Description

The Southwesterly 360.00 feet of Tract A, REPLAT OF PART OF CORAL GABLES
RIVIERA SECTION PART 8, according to the plat thereof as recorded in Plat Book 46
at Page 100 of the Public Records of Dade County, Florida.

Also Known As:

All that part of tract A (which said Tract A includes areas indicated as Parking Area and
Unloading Area, containing 8.4 acres, more or less) as shown on plat entitted REPLAT
OF PART OF CORAL GABLES, RIVIERA SECTION PART 8 and recorded in Plat Book
46, at Page 100 of the Public Records of Dade County, Florida, that lies Southwesterly
of the following described line:

Commence at a point where the Southeasterly line of Miami-Homestead Highway (U.S.
1) intersects the Northeasterly line of Hardee Road; thence Northeasterly along the
Southeasterly line of Miami-Homestead Highway a distance of 360 feet to the Point of
Beginning of the line being described; thence Southeasterly parallel to and 360 feet
Northeasterly at right angles to the Northeasterly line of Hardee Road a distance of 325
feet to a point located on the Northwesterly line of Avenue Madruga, said point, being
303.70 feet Northeasterly from a point where the Northwesterly line of Avenue Madruga
intersects the Northerly line of Hardee Road.
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EXISTING FUTURE LAND USE MAP
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PASEO DE LA RIVIERA

Property

. 360’ of frontage on US1, 325’-6” depth

. Bounded by US No. 1, Caballero Boulevard, and Madruga Avenue

. Area2.653 acres (115,870 sq. ft.)

« Classifies as a P.A.D. (minimum area of 1 acre)

. Designed as a P.A.D., Mixed-Use, Mediterranean Level | & Level Il Project

« Property surrounded by Commercial, Multi-Family, and Duplex zoning and

separated by Jaycee Park from Single Family Residential

« Reviews:
+ Development Review Committee Review (October 31, 2014)
« Board of Architects Med. Bonus Levels | & Il approved (January 22, 2015)
+ Project filing with Planning Deptartment (November 14, 2015)

Neighborhood Outreach
« 48 meetings with the neighbors
« 2 public town hall style meetings
« 46 individual and small group meetings (up to 6 persons)
. NPI developed traffic patterns and varied heights and massing in response to
neighborhood input

Types & Areas of Various Uses
« 252 Key Hotel — 129,760 sq. ft.
« 234 Unit Residential Building — 246,153 sq. ft.
. Ground Floor Retail — 19,218 sq. ft.
« Parking — 838 spaces (12 spaces over required parking)

Building and Public Realm Design

Project Design
« Mix Use Project, Mediterranean Bonus, PAD
. Project is designed as two buildings with complimentary massing and detailing.
« Urban grain is perpendicular to US No. 1 creating spatial channels which breaks
down the massing

PASEO DE LA RIVIERA, (ace2)

= HOTEL:
+ Thin building perpendicular to US No. 1, brought to the ground floor
to activate the streets, sidewalks and the Paseo
+ Pool terrace on 3" floor
+ Height matches Gables One Building
= RESDENTIAL BUILDING:
« Sits over a parking plinth which accommodates all the parking for the
project
+ Designed as courtyard type building
+ Pool terrace is on 5" floor
+ Height matches Gables One Building

Public Realm
« The positioning of the buildings creates the signature space of the project —
Paseo de la Riviera
. 72’x 326’ through block public space that connects US No. 1 to Jaycee Park
Includes: Cafés

Restaurants
Shops
Landscaping
Fountains
Public Art
. 19 high arcade throughout project — over 1,000 linear feet of continuous
arcades
« Inner block lane (34’ x 326’) for vehicular stacking, parking garage entry and exit,
and loading

« Hotel drop off pulled towards Madruga Avenue for stacking

. Garage is lined with retail

. Covered and uncovered sidewalks have an approximate width of 18’- 24’
« 38 high portico as an urban landmark on US No. 1

Exterior Public Realm Improvements
« Round point
« Publicart
« Investment in Underline
« Investment in Jaycee Park
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NEW UM HEALTH CENTER NEW UM BUC EXPANSION NEW UM UNIVERSITY HALL

NEW UM MUSEUM
6 LEVELS 6 LEVELS 2-3 LEVELS 2.3 LEVELS
RIVIERA WATERWAYS
COMMERCIAL BLDGS NEW UM CAMPUS DISTRICT NEW UM CAMPUS DISTRICT NEW US NO. 1
3-4 LEVELS 6 LEVELS 6 LEVELS PEDESTRIAN BRIDGE
UM PONCE
PARKING GARAGE NEW UM CAMPUS DISTRICT
6 LEVELS 6 LEVELS

WALESH-A

E

JORGE L. HERNANDEZ

RIVIERA

WATERWAYS PROJECT SITE COMMERCIAL BLDGS
RESIDENTIAL HOTEL & hg_‘{'g{'géﬁg'ﬁg COGA MULTI-FAM BLDGS UNIVERSITY CENTRE STRIP MALL 1 LEVEL
1-2 LEVELS > 2-4 LEVELS 1 LEVEL _
3
RIVIERA COGA DUPLEX UNIVERSITY ESTATES RESIDENTIAL UM ADMIN BLDG SINGER MULT-FAM BLDGS £ %
WATERWAYS DUPLEX 1-2 LEVELS 1-2 LEVELS 14 LEVELS, £142' 2-4 LEVELS ZEoax g
1-2 LEVELS ’ EE Z: 3

These designs and drawings are the copyrighted property of Jorge L. Hemandez Architect, P.A. and may not be reproduced except with specific writien consent of the architect.
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PROJECT RENDERING
LOOKING TOWARD CORNER OF US.1 AND CABALLERO

GEOMANTIC

PASEO DE LA RIVIERA

146

1350 South Dixie Highway

=
s
S
s
[§1

JORGE L. HERNANDEZ
ARCHITECT

DRAWING:

DATE:

SHEET:

These designs and drawings are the copyrighted property of Jorge L. Hlernandez Architect, P.A. and may nof be reproduced except with specific writien consent of the architect.
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URBAN GRAIN- Permeability

C

J

J

A

\\\\\H
S

.

\\

*Both plans contain same floor area

e PARALLEL- Building orientation (Grain)
Creates a canyonesque condition of monolithic
long faces along on the street frontage.

e  PERPENDICULAR- Building orientation (Grain)
Breaks up the street frontage into smaller units and
allows permeability of light, shade, breezes, and
pedestrian access through the blocks.

SUNLIGHT AND SHADING

. PARALLEL GRAIN-
Produces two long faces, one perpetually
shaded and one always in sunlight; hot.

e  PERPENDICULAR GRAIN-
Produces a diversity of light and shadow;
both long faces receive shade and sunlight
throughout the day.

Prevailing Southeasterly breezes

URBAN GRAIN

GIVEN THE NATURE OF THE US NO. | CORRIDOR, A PERPENDICULAR
ORIENTATION OF BUIDLINGS ON BLOCKS FRONTING US NO. 118

PREFERABLE TO A PARALLEL ORIENTATION. THIS WOULD INCREASE THRU
BLOCK CONNECTIVITY, LIGHT, SHADE, AND PREVAILING BREEZES AND
GIVE A MORE DIVERSE AND SPATIALLY OPEN MASSING OF BUILDINGS

ALONG US NO. 1.

PARALLEL VS. PERPENDICULAR URBAN GRAIN

>

O@O
%

QRBAN GRAIN

PARALLEL TO

STREET FRONTAGE
(VOLUMETRICALLY

EQUAL)

E ? URBAN GRAIN

PERPENDICULAR TO
STREET FRONTAGE
(VOLUMETRICALLY

EQUAL)

Gensler

AN
2 U >

PASEO DE LA RIVIERA

JORGE L. HERNANDEZ
ARCHITECT

DRAWING:
SHEET;

These designs and drawings are the copyrighted property of Jorge L. Hernandez Architect, P.A. ant
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SCALE COMPARISONS OF THE PASEO DE LA RIVIERA WITH KNOWN URBAN PLACES

Ji
w1 g0
BAL_od =]

7
60'-0" H

56'-0"

BILTMORE HOTEL
COURTYARD

COURTYARD OF
RESIDENCES

SCALE COMPARISON WITH BILTMORE HOTEL COURTYARD AND THE COURTYARD OF THE RESIDENCES

553'-41/8"

I I
B e )
RESTAURANT ROW I I
___________________________ i

e 7| =

EEaT I %
PASEO DE LA RIVIERA | | -

56'-3 1/4"

Gensler

Architect of Record

——————— a

[___I' |

L. ]

A A
313-0"

1,100'
ESPANOLA WAY, MIAMI BEACH FL

SCALE COMPARISON - ESPANOLA WAY AND THE PASEO DE LA RIVIERA

313-0"
o S
I v dentertn B
E_____li =
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PASEO DE LA RIVIERA
1500'-0"

7 #
s e i e e e s e _}
|
[£2200 28838000 0 0000 0829200280080¢a8sitatinnsiet 0o 8oesiessilistint iioeiitse =)

150'-0"

SCALE COMPARISON - UFFIZI GALLERY AND THE PASEO DE LA RIVIERA

PASEO DE LA RIVIERA

JORGE L. HERNANDEZ

ARCHITECT

DRAWING:

INSPIRATION

TYPOLOGY

DATE:

120314

SHEET: SP-1.1¢

These designs and drawings are the copyrighted property of Jorge L. Hernandez Architect, P
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PROPOSED ZONING CODE TEXT AMENDMENT

SITE SPECIFIC ZONING REGULATIONS

Section A-83 - Riviera Section Part 8.

A.  Floor area ratio (FAR) Provisions for buildings four (4) or more stories in height.
1 See Archived Zoning Code Section 3-6(y).
2. Maximum floor area ratio (FAR) for C District buildings four (4) stories in height
located on the following described property shall not exceed 1.5: (2829)
a. Lots 1 through 13, inclusive, Block 148.
b. Lots 1,16,17 and 27 in Block 155.
C. Lots 27, 28, 29, 30 and 31, in Block 156.

d——TFractA.
B.  Height of buildings.

1. No commercial building shall be constructed or erected on the following
described properties to exceed four (4) stories or forty-five (45) feet, whichever
is less:

a. Lots 1 through 13, inclusive, Block 148.
b. Lots 1, 17, 26 and 27, Block 155.

C. Lots 27, 28, 29, 30 and 31, Block 156.
d. TractA.

fal Setbacks-Minimum-front.
B backs-Mirimum-rear-

ZONING CODE TEXT AMENDMENT JUSTIFICATION

The applicant is requesting a text amendment deleting Tract A from the site specific regulations
set forth in Zoning Code Section 83 A. 2. d, B. 1. d., C and D. The proposed text amendment
promotes activated, pedestrian-friendly building form on Tract A that animates US 1 more than
the strip-mall, surfacing parking lot configuration ordained by the existing, outdated code. It also
eliminates a condition known as spot-zoning in reverse by restricting Tract A in a way that other
similarly situated properties are not restricted.

As indicated above, the existing regulations were drafted to promote a strip shopping center
building type characterized by surface parking lots fronting US 1. This discredited building
typology is not pedestrian friendly, it centers on the automobile, and, consequently, it
discourages an integrated streetscape experience. In short, the existing site specific zoning
regulations impede the ability to deliver first class quality building design, to the surrounding
properties, and an animated streetscape experience.

The text amendment is to delete Tract A from these regulations and allow the existing provisions
of the Zoning Code to apply to Tract A. U.S.1 is a major six-lane, arterial highway that readily
accommodates the present scale of the project. In this regard, one of the properties on Tract A
is an existing high-rise building. Tract A abuts U.S.1 across the highway from the University
Metrorail station, the site of one of the future Underline projects. The pedestrian bridge across
U.S. 1 will end at the northwest corner of Tract A providing for easy and safe access for
pedestrians accessing properties on Tract A, the Metrorail, the future Underline and the
University of Miami campus.



A The Project
1. Location and Development Program

The “Paseo de la Riviera’ is a mixed-use, planned area development organized around a
classical design concept known as a paseo, i.e., a large, public outdoor room planted and dressed
with public art and accessible for social communion. It is located within the South Dixie
Highway transit corridor with close proximity to: the multimodal transportation center known as
University Station; the linear park known as the Underline; and, the soon to-be-constructed
pedestrian overpass bridge.

a. Project Design

“Paseo de la Rivierd” is designed to be an exercise in placemaking. It accomplishes this
objective by organizing its complementary mix of uses around a classical “paseo” — a gathering
place with connectivity between and among its various elements and the surrounding fabric of
the community.
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Figure 1. Paseo De La Riviera scale comparison to the Biltmore Hotel Courtyard and
Restaurant Row.

The project includes two primary structures — a hotel with 252 keys and a residential
structure with 234 units. The two structures are connected by an animated and lively ground
floor with 19,218 square feet of retail and commercial functions, arcaded spaces, and generous
sidewalks. The project is bordered by commercially zoned properties with duplex and multi-
family zoning adjacent to it. A public park serves as a natural and substantial buffer between the
project and the single-family neighborhood that exists nearby.

The buildings are detailed with balconies, roof terraces, open loggias on multiple levels,
open arcades, porticos, breezeways, stepped roof profiles, moldings and cornices that produce an
articulated architecture. The project has received Mediterranean bonuses level one and two from
the City of Coral Gables Board of Architects.

As a result of a series of neighborhood meetings, the applicant further revised the
massing of the project in response to concerns voiced by area residents. As it relates to height, in
direct response to neighbor feedback, the applicant lowered the height of the building.
Specifically, the applicant created a step down in the height of the multi-family residential
building to 8 rather than 9 stories over parking. In addition to this, the applicant introduced a
two story open arcade and further reduced the center of the building by yet another story along
Madruga Avenue. These changes operate to break down the solidity of the mass and create
channels of space for breezes to flow between the pool deck and the open courtyard of the
residential structure.

Additionally, the applicant increased the setback on Madruga Avenue. More particularly,
the Madruga Avenue setback — which is zero — was enlarged to a setback of 14 feet 10 inches.
With this newfound space, a planted sidewalk and a verdant pergola were designed to soften and
enliven this portion of Madruga. These improvements are in vast contrast to the balance of
Madruga in this location which is best characterized as an alley with dumpsters, loading docks,
and continuous asphalt swaths across the public and private realm all in view.

Figure 2. Current View from Madruga Figure 3. View from Magruga Avenue
Avenue After Paseo De La Riviera
b. Urban Form — Placemaking

The massing concept for the project is to create an urban grain that runs perpendicular —
not parallel —to South Dixie Highway. This creates spatial channels that cut through the block
from front to back and, consequently, minimize the mass of the project and break the scale with
an architecture defined by light and shadows. In contradistinction to the adjacent Gables One
Tower that shows a broad shoulder to South Dixie Highway, “Paseo de la Riviera’ shows a
slender profile to South Dixie Highway with its perpendicular axial configuration.

It is vitally important to note that the axial orientation of “Paseo De La Riviera’ cuts
against the grain of the parallel, broad-shouldered, sprawl-style development that characterizes
much of South Dixie Highway. That antiquated building typology originates from the
automobile-centric design that prevailed in the 1950s, 60s, and 70s where emphasis was placed
on vast surface parking lots and strip shopping malls. In a deliberate departure from this
approach, the grain of “Paseo De La Riviera’ is turned perpendicular — not parallel — to South
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Dixie Highway. As a result, the design disrupts and prohibits the canyonesque condition that
results from the stacking of broad-shouldered buildings one after the other. This principle is
illustrated diagrammatically as follows:

Figure 4. Urban Grain Parallel to Figure 5. Urban Grain Perpendicular to
Street Frontage Street Frontage

In “Paseo De La Rivierd’, the building mass is pulled forward towards South Dixie
Highway frontage and defines a public realm of streets, landscaped sidewalks, and continuous
arcades for pedestrians. The mass is broken up into two buildings; a hotel and a multi-family
residential building linked on the ground floor by retail and the Paseo — a generous, open space
designed for placemaking. The two buildings turn their narrow faces to South Dixie Highway
and a serious of generous spatial corridors is created between the building masses.

c. Comprehensive Plan Favors Mixed-Use

Tremendous support exists within the comprehensive plan for mixed-use, higher density
development at this location due to its proximity to the multimodal transportation center
commonly referred to as University Station, its location within the Gables Redevelopment Infill
District (“GRID”), and its adjacency to the substantial employment center that is the University
of Miami. See MOB-1.1.3 (“Locate higher density development along transit corridors and near
multimodal stations’); see also MOB-1.1.4 (“Support incentives that promote walking, bicycling,
and public transit and those that improve pedestrian and bicycle access to/and between local
destinations such as public facilities, governmental facilities, schools, parks, open space,
employment centers, downtown, commercial centers, high concentrations of residential,
private/public schools, University of Miami and multimodal transit centers/stations.)(Emphasis
supplied); MOB-1.1.1 (“Promote mixed use development to provide housing and commercial
services near employment centers, thereby reducing the need to drive.”); see also HOU-1.5
(“Support the infill of housing in association with mixed use development.”); MOB 1.1.2
(“Encourage land use decisions that encourage infill, redevelopment, and reuse of vacant or
underutilized parcels that support walking, bicycling, and transit use.”)

2. Traffic and Transportation
a. Access, Circulation, Parking and Loading

The vehicular access, circulation, and traffic plan was developed as a result of series of
meetings and open dialoguing with area residents and city staff over the course of approximately
six (6) months. The objective of the plan is to protect the single-family neighborhoods from
additional traffic intrusion. To that end, the project principally relies upon a major arterial —
South Dixie Highway — for access, ingress, and egress. Specifically, the circulation plan was
designed so that residential, retail, and restaurant traffic accesses the parking garage via South
Dixie Highway. All outbound residential, retail, and restaurant traffic will leave the site via
northbound South Dixie Highway. A 325 foot (full block long) two-way access lane has been
developed within the property to accommodate the stacking of vehicles on the property itself.
Similarly, the loading dock and garage entrance and exits are located on this inner project lane
where covered drop-off and passing capability is provided. A short-term drop-off for the hotel is
located near the new round about on the intersection of Madruga Avenue, Hardee Road, and
Caballero Boulevard. The location of these drop-offs has created the longest possible stacking
distances both in the interior lane and the hotel drop off area. As a result of the foregoing, the
potential for through-traffic, queuing, and stacking problems on the surrounding residential
streets is reduced to the greatest extent possible.

i Hotel Access Plan

Hotel traffic will use South Dixie Highway to access the drop-off/pick-up area adjacent
to Caballero Boulevard. The valet driver will use South Dixie Highway to park the vehicle in the
garage. The valet driver will be able to exit the garage using Madruga Avenue to return the
vehicle to the drop-off/pick-up area on Caballero Boulevard. Only hotel valet drivers will be
able to exit the garage and access Madruga Avenue because of the gate control.

i Residential Access Plan

Residential traffic to the site will be able to access the parking garage from Madruga
Avenue via Mariposa Court. A control gate is provided on the south end of the access drive
preventing these drivers from exiting Madruga Avenue. Valet parking service will also be
provided on the access drive leading to the parking garage.

iii. Parking

The parking for the project has been accommodated under the multi-family building.
This allows the hotel to fully engage the public space of the Paseo at the ground floor. Retail
lines the frontage to all streets and shields the garage from public ground floor views. The
project provides an excess of parking according to the standards required by the City’s Zoning
Code and current parking studies relating to the project. The excess is seventeen cars over the
required parking standard.




iv. Off-Site Improvements

A new traffic-calming circle is proposed at the intersection of Madruga Avenue, Hardee
Road, and Caballero Boulevard. The purpose of the new proposed circle is to improve vehicular
safety, control vehicular flow, and provide safer pedestrian access to Jaycee Park. Medians and
lane reductions are being proposed to ensure reduced speed on Caballero Boulevard.
Additionally, the intersection of Madruga Avenue and Hardee Road will be re-aligned to
improve vehicular safety and operations, as well as increase lines of sight and visibility.

b. Public Infrastructure

“Paseo de la Riviera’ is designed to limit vehicle trip generation by the inclusion of
mixed-use development programs that benefit from the substantial public investment in the rapid
transit infrastructure known as Metrorail. The goal of the project is to create a sense of place that
is not dependent upon single-occupant vehicle trips. This is in contrast to the majority of
development within the as-built environment along South Dixie Highway. The site is
appropriate for the uses, densities, and intensities proposed by virtue of its proximity to rapid
transit.

i Rapid Transit — Metrorail

Following more than a decade of public study and debate, multiple county-wide
referenda, and a federal-state-county funding partnership, the citizenry of Miami-Dade County
committed in 1972 to fund the rapid transit system now known as Metrorail. Specifically, at a
county-wide election the electorate approved the bonds for the “Decade of Progress’ which was
— at the time — the single largest general obligation bond issue in the nation at over $500 million.
The electorate approved this substantial commitment to rapid transit by a vote of 2-1. That vote
set the stage for Metrorail. The groundbreaking for Metrorail occurred on June 7, 1979 at the
site of what would become University Station — the first station in the rapid transit system to be
built. Construction on the station itself began in 1980 and the station was dedicated in 1983.

Figure 6. Groundbreaking Ceremony for ~ Figure 7. Governor Bob Graham
the Metrorail at the University of Miami.  speaking at the Groundbreaking
Ceremony for the Metrorail.

Source: University of Miami Historical Photograph Collection.

Since that time, Metrorail, together with Metromover and Tri-Rail, has grown to include
connections to the urban centers of Miami International Airport, the Civic Center (Jackson
Memorial Hospital Campus), Downtown Miami, and Brickell. Further connections exist to the
northern neighborhoods of Hialeah and Medley and to the southern neighborhoods of Coral
Gables, South Miami, and Dadeland. Ridership on Metrorail in general, and at University
Station in particular, has grown substantially in recent years as illustrated in the charts below.

UNIVERSITY STATION METRORAIL SYSTEM
650,000.00 22,500,000

600,000.00 /f 20,000,000 /
550,000.00 17,500,000 /
500,000.00 - 15,000,000 /’

450,000.00 12,500,000

400,000.00 10,000,000

2000 2005 2010 2014 2000 2005 2010 2014

Figure 8. Total Annual Boardings from Figure 9. Total Annual Boardings for all
University Station Metrorail Stations

Source: Miami-Dade Transit Ridership Technical Reports, 2000, 2005, 2010, 2014.

The City’s comprehensive plan expressly declares it support for higher density, mixed-
use development near transit centers such as University Station. See MOB-1.1.3 (“Locate higher
density development along transit corridors and near multimodal stations.”); see also MOB-1.1.4
(“Support incentives that promote walking, bicycling, and public transit and those that improve
pedestrian and bicycle access to/and between local destinations such as public facilities,
governmental facilities, schools, parks, open space, employment centers, downtown, commercial
centers, high concentrations of residential, private/public schools, University of Miami and
multimodal transit centers/stations.)(Emphasis supplied); MOB-1.1.1 (“Promote mixed use
development to provide housing and commercial services near employment centers, thereby
reducing the need to drive.”).

ii. Gables Redevelopment Infill District (“ GRID”)

On August 29, 1995, the City of Coral Gables adopted Ordinance No. 3148 and created a
Transportation Concurrency Exception Area (“TCEA”) known as the Gables Redevelopment
Infill District (*GRID"). The GRID is incorporated within the City's adopted Comprehensive
Plan in Policy MOB-2.2.1. The City recognizes in numerous goals, policies, and objectives
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within its Comprehensive Plan of the suitability of property within the GRID for the uses,
densities, and intensities proposed by the Project. See MOB-2.2.2; MOB-2.2.4; MOB-2.2.5.

iii. The Pedestrian Bridge

Starting in summer 2015 and concluding in summer 2016, a new pedestrian overpass
bridge will be constructed in close proximity to the Project. The connectivity offered by the
Pedestrian Bridge to University Station will further limit the vehicle trips generated by the
Project by allowing residents and visitors to access University Station with far greater ease and
safety than exists at present.

Figure 10. University Station Pedestrian Overpass.

The City’s Comprehensive Plan encourages development that de-emphasizes automobile
dependence in favor of walking or bicycling. See MOB-1.1 (“Provide solutions to mitigate and
reduce the impacts of vehicular traffic on the environment, and residential streets in particular
with an emphasis on alternatives to the automobile including walking, bicycling, public transit
and vehicle pooling.”); see also MOB 1.1.1 (“Promote mixed use development to provide
housing and commercial services near employment centers, thereby reducing the need to
drive.”); MOB 1.1.2 (“Encourage land use decisions that encourage infill, redevelopment, and
reuse of vacant or underutilized parcels that support walking, bicycling and public transit use.”);
MOB-1.1.4 (“Support incentives that promote walking, bicycling, and public transit and those
that improve pedestrian and bicycle access to/and between local destinations such as public
facilities, governmental facilities, schools, parks, open space, employment centers, downtown,
commercial centers, high concentrations of residential, private/public schools, University of
Miami and multimodal transit centers/stations.)(Emphasis supplied).

iv. The Underline

The Underline is a new, visionary linear park that spans over 10 miles beneath the
Metrorail right-of-way. The Underline will serve as a regional recreational green spine to the
greater Miami area. It will link University Station (and several other Metrorail Stations) with
verdant bicycle, exercise, and pedestrian trails. All of the municipalities along the Underline
parkway are participating in the planning process and have incorporated the project in their
respective comprehensive plans. Across from the Project, the University of Miami section of the
Underline will feature a planted area more than 125 feet in width. Lushly planted, it will
transform the land within the Ponce De Leon Blvd — South Dixie Highway median into an
actively used tropical boulevard that will act not only as a recreational linear park but as a
passive transit thoroughfare. ~ More information about the Underline is available at:
https://www.theunderline.org/.

Figure 11. University Station Now

Figure 12. University Station after
Underline

3. Landscaping

The primary purpose of the project’s landscape design is to promote exterior community
gathering spaces that will enjoy South Florida's outdoor climate in an urban setting. The master
site landscape plan is designed to enhance and complement the proposed Mediterranean
architecture features and existing site environmental conditions. The landscape plan incorporates
medium sized shade trees within the paseo that will provide shade relief for outdoor activity and
relaxation. Throughout the paseo will be decorative pavement, sculptural elements, benches, and
seating arrangements. Fragrant flowering vines will cover decorative colonnade and pergola
walkways. Native oak trees, sabal and royal palms, and flowering trees will line walks
throughout the Project. Refer to sheet L-3 Concept Master Plan.

All good quality exiting large specimen oak trees are to be preserved on site when
possible.  The remaining trees that are unable to be incorporated on site will be donated and
transplanted to the neighboring Jaycee park where needed. Refer to sheet L-6 Jaycee Park Off-
Site Tree Planting Plan.




The introduction of a new traffic circle at the intersection of Madruga Avenue, Hardee
Road, and Caballero Boulevard will include a sculptural landmark and large date palms and
colorful plantings. Decorative paved crosswalks will connect Jaycee Park and the neighboring
community to the project. Refer to sheet L-3 Concept Master Plan.

The hotel and resident building will incorporate roof top pool decks and terraces planted
with palms, shrubs and groundcovers. The residential building’s courtyard will include tall
slender palms that are planted within groundcovers inside planters with walls that act as benches.
Refer to sheets L-3, L-4, & L-5.

B. Public Outreach and Neighborhood Participation

The applicant conducted two publicly noticed neighborhood meetings together with
multiple small group meetings. Public notice of the neighborhood meetings was mailed to
property owners within 1000 linear feet of the development site by the applicant. The Riviera
Neighborhood Association (RNA), with whom the applicant has been meeting since early
September 2014 asked the applicant’s permission to send this notice by email to their
membership. The geographic boundary of the RNA is a significantly larger radius than that
which is required by the City’s Zoning Code. Copies of the applicant notices are attached hereto
as Exhibits A and B.

Two noticed meetings were conducted at the Holiday Inn site on November 18, 2014 and
December 16, 2014. During the first neighborhood meeting, the applicant and architect Jorge
Hernandez presented the project, its design, location, development programs, and initial
approaches to traffic calming, access, ingress, and egress. During the November 18th meeting,
attendees posed questions about the following:

Nature and extent of the retail component;
Truck access;

Lines of sight and visibility from Hardee;
Signalization of intersections;

Lighting;

Number of hotel rooms;

Number of residential units;

Signage and wayfinding;

Parking and sufficiency thereof; and,
Height, sunlight, and shadows.

During the December 16th meeting, engineer Tim Plummer presented the access, ingress,
and egress plan for the project as well as the proposed turning movements and associated
volumes of vehicle trips generated by the project. Attendees posed questions about the
following:

o Sufficiency of parking and parking on the swale of Caballero;
e Convention or meeting space at hotel;
e Restaurant and parking for restaurant;

e Amount of commercial square footage;

Signal timing at the intersection of South Dixie Highway and South Alhambra
Avenue;

Traffic calming and speed bumps;

Parking for hotel employees;

Height, zoning, and land use;

As-of-right development;

Number of commercial vehicles parking;

Furnishings in the residential units;

Shadows;

Lines of sight and privacy into back yards;

University of Miami students versus young professionals;
Pedestrian bridge at Mariposa Avenue; and,

Whether Walgreens or Publix could be built there

In addition to the questions presented, neighbors expressed opinions about:

e Gables One Tower as an eyesore;

o Difficulty crossing the street at Hardee Road at French Village — east of Maynada
Street during the morning; and,

e Concerns over the footbridge at Mariposa Avenue.

Numerous small group follow-up meetings ensued with as few as two neighbors to as
many as six neighbors. These meetings — almost fifty (50) of them — took place between
September 9, 2014 and April 17, 2015. Exhibit C, attached hereto is a compilation of the dates
and times of the meetings and the number of those in attendance. At these meetings neighbors
further discussed the issues of height, traffic circulation, and protection of the neighborhood
streets and adjacent park. In response to these meetings, the applicant and his team significantly
redesigned the project in those material respects that follow:

1. Height and Massing

To address neighborhood concerns about the height and massing of the project, the
following revisions to the plan were made:

e The applicant lowered the height of the building through a step down to 8 rather
than 9 stories over parking.

e The applicant introduced a two story open arcade and reduced an additional floor
in the center of the building’s top as it faces on to Madruga Avenue to give the
building more articulation. These changes operate to break down the solidity of
the mass and create channels of space for breezes to flow between the pool deck
and the open courtyard of the residential structure.

e Additionally, the applicant increased the setback on Madruga Avenue. More
particularly, the Madruga Avenue setback — which is zero — was enlarged to a
setback of 14 feet 10 inches. With this newfound space, the applicant proposes a
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planted sidewalk and a verdant pergola to soften and enliven this portion of
Madruga Avenue.

2. Traffic Circulation, Access, Ingress, Egress

In response to neighbor concerns about traffic cutting through the residential
neighborhood, the following revisions to the access, circulation, ingress, and egress plans were
made:

e Primary access is located on a major arterial roadway: South Dixie Highway;

e Egress from the parking garage to Madruga Avenue is prohibited; and

e When exiting the hotel valet area, patrons will be prohibited from turning south
on Caballero Boulevard.

3. Intersection Improvements

In response to neighbor concern about vehicular safety, in addition to those revisions
referenced above, the following off-site improvements were made:

e A traffic circle will be constructed at the intersection of Madruga Avenue, Hardee
Road, and Caballero Boulevard; Medians and reduced travel land width is
proposed to control speed of cars;

e Crosswalks will be installed at the intersection of Caballero Boulevard and
Hardee Road; and

e Madruga Avenue will be re-aligned at Hardee Road.

C. Professional Technical Peer Review

At the suggestion of the City’s Planning and Zoning Department, the applicant convened
aprofessional, technical peer review of Paseo De La Riviera (“Peer Review”). The Peer Review
took place on the site of the existing Holiday Inn on May 19, 2014. It was conducted by:

e Dean Elizabeth Plater-Zyberk, the former Dean of the University of
Miami School of Architecture;

e Professor Charles C. Bohl, the Director of the Knight Program in
Community Building at the University of Miami School of Architecture;
and,

e Meg Daly, Founder and President of Friends of the Underline.

The City’'s Director of Planning and Zoning — Mr. Ramon Trias — attended the Peer
Review. A court reporter was present, the review was transcribed, and a copy of that transcript is
attached hereto as Exhibit D.

The Peer Review examined the design, density, massing, and mixture of uses for “Paseo

De La Riviera” within the context of its location and adjacent existing conditions. The Peer
Review considered the existing pattern of development within this portion of the South Dixie

11

Highway transit corridor and the suitability of this location for development that strategically
leveraged the proximity to rapid transit in the form of the Metrorail. The Peer Review also
considered whether, or if, the City should transition away from the existing pattern of strip mall
development in this location given its proximity to the University of Miami, the Metrorail, the
pedestrian bridge, and the Underline. Following discussion on a wide range of topics, the Peer
Review concluded and Professor Chuck Bohl summarized his opinion this way:

Given the development pressures on this corridor, both within Coral Gables and
in the adjacent properties along U.S. 1 in South Miami, the most important thing
that can happen to reset and guide future development is a built example that
embodies a new vision for the corridor. This peer review and discussion clearly
embraces the Paseo De La Riviera project as that exemplary project. The project
provides a model to replace the automobile-dependent, low density, single-use
commercial buildings surrounding by parking lots along U.S. 1 with a compact,
walkable, transit and bike-oriented place of walkable streets and public spaces
defined by good, urban buildings in keeping with Merrick’s original vision for the
city.

(Ex. D, Tr. 65-66).
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it 18931% 805
DECLARATION OF RESTRICTIVE COVENANT
KNOW ALL MENBY THESE PRESENTS:

e Loy
d__Com\ 1:!m|hewmfll|‘| :

following described property situated and being in the City of Coral Gables, Florida:

Lotts)__TE A _ Block of Cogal Gebles Piyiars St 1. § Subdivisi
according to the plat thereof, as recorded in Plat Book_4 (. _Page /OO ol the Public Records
of Dade County, Florida, and

DORODO233 2000 JAK 03 03128

WHEREAS, it is the desire of the undersigned to encroach over the public right-of-way
st 1350 S Duwe Hiow  with sign(s) and in order to induce the City of Coral
Gables to issue a permit for said sigh, the undersigned agree(s) to (1) maintain the sign(s) in
good repair at all times; (2) save tllc Cny harmless and; (3) fumish the City with a policy or
centificate of i n the mini limits of $300,000 each person and $300,00
each occurrence for the budﬂy m]nn_r and $250,000 each occurrence on property damage or
$300,000 single limit coverage and naming the city as co-insured under such policy .

NOW, THEREOF, for good and valuable consideration, the undersigned do(es) hereby
declare that hefshe will not convey or cause to be conveyed the tille to the above property
without requiring the successor in title to abide by all terms and conditions set forth herein

FURTHER, the undersigned declare(s) that this is intended and shall i
a restrictive ing the use, enj and title to the above property and shall
constitute & covenant running with the land and shall be binding upon the undersigned, hisher
successors and assigns and may only be released by the City of Coral Gables, or its successor,
in accordance with the ardinance of said City then in effect

N WITNESS WHEREOF, the undersigned has/have caused ‘hand(s) and seal(s)
to be affixed hereto onthis _2 ¥ day of Segrd 1979

WITNESS(ES) OWNER(S)

)

slguunud n—u—m 5

sa:n-u-)g;n-nnm frigrnnms Limay Sigm abave wad petal nama hery

::m s RIS BO0R
(r.mﬂ foBA

STATE OF FLORIDA ) )
COUNTY OF DATE ) m\,n‘ RU'Jl'N- [, PR |

I HEREBY CERTIFY that on this day personally appeared before me. %
whao is personally known to me or has produced (type of identification)
as identification and hefshe acknowledge that he/she d the foregoing, freely and
valuntarily, for purposes therein expressed

SWORN TO AND SUBSCRIBED before me on this_o2& __ dayof _Seg? 197 g

; 4 ok (/é' AT f"

NOTARN PUBLIC STATE OF FLORIDA

My commi

T, .
NOTARY wuuc STATE OF FLORIDA.
COMMESON N0
MY COMMISSION EXP JUNE L]

PREPARED BY:

Hevacunder APPROVED AS TO FORM
. ¥ Jt
Miaer £¢ 30112
th M. H ez,  City Attomey

SIGN COVENANT
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Hisdarical Resirves Depiartnies!
Sepiember 26, 2014

Coml Park Co,
270 NE 4" Sireet
Mlinmi, F1. 33146

Re: 1350 Souh Dixie Highway, legally described as the Soihwesterly 360000 fect of Tomct
A, Replat of Pant of Coral Gables Riviera Section Part §

Dear Kirs:

Section 3=1 107(g) of the Coml Gables Zoning Code simes that “All demolition permibts for non-
designuted baildings and/or structures must be approved by the Historic Preservation Oiicer or
designee. The approval is valid Tor six (6) months from issusnee and shall therealier expire and
thet approval 15 deemed void unless the demalition permit his been issued by the Development
Services Depariment. The Historic Preservation (WTicer may regquire review by the Historic
Preservation Boord if the huilding andlor structure to be demolisted is eligible for designation os
a local historic landmark or % 2 contributing building, stracture or property within an existing
local historic landmork district. This detérmination of eligibility is preliminary in nature and the
final public hearing before the Historic Preservition Board on Locsl Historie Designation shall be
within sixty (60) days from the [fistoric Preservation Officer determination of “eligibiling,”
Consideration by the Board may be delomed by mutual agreement by the propeny ewner and the
Historic Preservation OfMicer, The |listoric Preservation Officer may require the filing of a
written application on the forms prepared by the Departmient and may request additional
hackground information o assist the Board in jts considertion of eligibility, Independen
analysis by n consuliant schected by the City may be regquired 1o assist in the review of the
application, All fiees aszociated with the palysis shall be the respensibility of the applicant. The
tvpes of reviews thot eould be conducted may inelude bt are not limited w the following:
property approisals: archealogical nesessments; and historic piscsaments.”™

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

1350 South Dixie Highway, legally described as the Southwesterly 360000 feet of
Tract A, Replat of Part of Coral Galles Riviera Section Part 8, docs not_meet the
minimum eligibility criteria for designation as a local historic landmark. Therefore,
the Historical Resources stall will nog require review by the Historie Preservation
Roard if an application is made for 0 demolition permit.

[N L WETLE irwims, Coam e, Fiommm 7901 3-1%80 Poswar | M) B0-S0F0 o (HIH B T

This letter b4 0 reissue of the previous lenter dated October 13, 2005, Please note tu, pursuznt to
Section 2-705(bY 15) of the Corl Gables Zoning Code, this determination docs not constitute a
development order and is valid for o period of six (6) months. In the case where the Historic
Preservation Oficer or designes determines that the property does not meet the minimuom
eligibility criteria for designation, a permit for the demalition of the property nust be issued
within the six-month perind. Upon expiration of the six-month period, you will be required 1o file
a new application.

Any change Irom the foregoing may be made upon a demanstrtion of @ change in the material
facts upon which this determination wos made, 15 you have pny funber gquestions concermning this
matter, phease do nol hesitate 1o contact this office.

Sincerely,

Historic Preservation Officer

cer  Lowra L. Russo, Esg., 2685 Le Jeune Road, Suite PH 2418, Coml Gables, FIL 33134
Craig Leen, City Attomey
Bridgette Thomton, Deputy City Attomey
Jane Tompking, Development Services Director
Charles Wi, Assistant Development Services Director
Famon Trins. Planning & Zoning Director
William Miner, Buailding Dirceior
Vinginia Gobzueta, Mans Processor Lend
Historical Signilicence Reguest Property File
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PASEO DE LA RIVIERA

Comprehensive Plan Analysis

The vision statement in the City’s Comprehensive Plan is “to continue the
City’s vision and mission as a community that is attractive to live, work,
play and visit.”

The proposed Mixed Use project Paseo de la Riviera (“Paseo”) implements
that vision by virtue of its upscale hotel, residential, fine dining, gallery
space, neighborhood retail and beautifully designed activated public space in
the form of a central paseo.

The proposed Mixed Use project Paseo de la Riviera is consistent with the
goals, policies and objectives of the City of Coral Gables’ Comprehensive
Plan.

Goal FLU-1. Protect, strengthen, and enhance the City of Coral Gables
as a vibrant community ensuring that its neighborhoods, business
opportunities, shopping, employment centers, cultural activities, historic
value, desirable housing, open spaces, and natural resources make the
City a very desirable place to work, live and play.

Paseo continues the tradition of Coral Gables as a vibrant place to work, live
and play. It will provide employment and business opportunities at its hotel
and retail components. The paseo itself will be the backdrop for 3 sculptures

to be enjoyed by the public and will be a gathering spot for cultural activities.

The multifamily residential component will provide desirable housing for
the working professionals who prefer the Coral Gables lifestyle and the
convenience of walkable access to the Metrorail.

Table FLU-4. Mixed-Use land use.

Mixed uses are permitted to varying degrees in the multi-family
residential, commercial, and industrial land use categories, pursuant to
underlying land use regulations and applicable Zoning Code provisions.

The general intent of the MXD is to promote a multi-faceted pedestrian
friendly environment comprised of an assortment of uses, including the
following:

Residential; Retail/Commercial; Office;

Industrial; and Public Open Spaces.

Paseo is consistent with the intent of the Mixed Use District. It contains
residential, commercial and retail uses and public open space in a mix that
will enhance the adjacent neighborhood and U.S.1. The paseo feature itself
is oriented and designed to attract the nearby residents to walk over.

Policy FLU-1.3.3. Non-residential uses designated in the Comprehensive
Plan which cause significant noise, light, glare, odor, vibration, dust,
hazardous conditions or industrial traffic, shall provide buffering such
as landscaping, walls and setbacks, when located adjacent to or across
the street from incompatible uses such as residential uses.

The design architect has given special consideration to the portion of the
project that is across the street from multi-family and the park. While
Madruga Avenue is a street, it has historically functioned for decades as an
alley and looks like an alley.

Objective FLU-1.7. When amendments to the Zoning Code are
processed, discourage the proliferation of urban sprawl by including a
regulatory framework for encouraging future infill and redevelopment
within existing developed areas.
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Paseo is a redevelopment of the Holiday Inn site: the proposed Zoning Code
text amendment will allow this project versus a building(s) with a strip
shopping center design prototype with parking in front being the focal point.

Policy FLU-1.7.2. The City shall continue to enforce the Mediterranean
architectural provisions for providing incentives for infill and
redevelopment that address, at a minimum, the impact on the following
issues:

Surrounding land use compatibility.
Historic resources.

Neighborhood Identity.

Public Facilities including roadways.
Intensity/Density of the use.

Access and parking.

Landscaping and buffering.

Policy HOU-1.2.3. Aesthetic compatibility and visual harmony shall be
considered as bona fide criteria in reviewing requests for residential
housing.

Objective FLU-1.11. Maintain a pattern of overall low density
residential use with limited medium and high density residential uses in
appropriate areas to preserve the low intensity and high quality
character of the residential neighborhoods.

The high density residential use is appropriate abutting a major roadway as
U.S.1 and will serve as a buffer to the medium density and low density
residential adjacent to the project.

The project’s Mediterranean architecture and elements of the MXD
regulations that emphasize Mediterranean elements in the building layout
will provide a neighborhood identity, will provide a generous public space
with the paseo, various intensities and densities with the hotel, retail and
residential uses. Parking and access have been designed to avoid traffic
intrusion into the neighborhood. Landscaping will be abundant and add
much needed greenery to the site.

Policy HOU-1.2.6. New development shall be compatible with adjacent
established residential areas.

Goal HOU-1. Provide a supply of housing that addresses the City’ s
needs that shall include a variety of housing opportunities for all income
ranges, provide housing diversity to enhance the City’ s social and
economic growth and continue to be a distinctive, diverse, attractive and
desirable place to live.

The multi-family component will give the working professional a desirable
place to live with easily accessible public transit, parks and neighborhood
retail uses.
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Paseo de la Riviera
Traffic Study

EXECUTIVE SUMMARY

The Paseo de la Riviera project will be located at 1350 S. Dixie Highway (US-1) 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 will replace a 155 room hotel with a new
252 room hotel, 236 residential units, 4,380 SF of restaurant space, and 14,094 SF of retail space.
The project proposes an onsite parking garage providing 935 parking spaces. The provided
parking spaces meet the city’s requirement. Access to and from the proposed project will be via a
two-way driveway (right-in/right-out) located on S. Dixie Highway (US-1). An additional
entrance accessing Madruga Avenue is proposed for valet and service use only. This traffic study
is consistent with the methodology previously discussed with and agreed to by the city of Coral
Gables Public Works Department. For the purpose of this traffic analysis, project build-out 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 results show that the roadway
segment analyzed, Madruga Avenue between Hardee Road and Mariposa Court, currently meets
and is projected to meet the city’s LOS standards during the AM and PM peak periods.

As with existing and future without project conditions, the minor approach of the US-1 and
Caballero Boulevard intersection continues to operate at low levels of service. This is due to the
fact that for un-signalized intersections the software tends to overestimate delay measurements
for the minor approaches and does not account for gaps in traffic created by the upstream
signalized intersections to allow the minor street traffic flow. If the minor approach delays do
reach the software estimates, observed behavior shows drivers will find alternate routes. It
should be noted that the project only consumes approximately 6% and 8% of the roadway
capacity at the northbound approach of the US-1 and Caballero Boulevard intersection during the
AM peak and PM peak period respectively.

Paseo de la Riviera
Traffic Study

Page iii

The eastbound and westbound left turns of the US-1 and Alhambra Circle intersection during
existing conditions operates at low levels of service experiencing undesirable levels of delay.
However with adjustments to signal timings this intersection is projected to operate within the
adopted LOS standards. It should be noted that the project consumes less than 1% of the
roadway capacity at the eastbound and westbound approaches of the US-1 and Alhambra Circle
intersection during the AM peak and PM peak period. All other intersections analyzed are
projected to operate within the city’s LOS standard during the morning and afternoon peak
periods.

The analysis shows that the project would not adversely impact the roadway link and
intersections that were analyzed within the study area. An assessment of circulation as it relates
to the valet services during the PM peak hour was performed. The analysis shows that both
anticipated queues can be accommodated at each valet drop-off/ pick-up area.

Page iv
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David Plummer
& Associates

TRAFFIC STUDY

April 2015

DAVID PLUMMER & ASS50CIATES

Responses to the Atkins Comments on Behalf of City of Coral Gables
(January 13, 2015)
Re: Review of Paseo de la Riviera Traffic Impact Analysis dated November 2014

1. Page 1: In Section 1.1, it is stated that there will be only one access point on US 1 to the
property. However, can also access the parking garage on the entrance in Madruga Avenue.
Please modify.

Response: The entrance accessing Madruga Avenue is proposed for valet and service use only. This
entrance will have a mechanical arm gate to control access. Text describing this entrance has been
added to this section.

2. Page 3: Traffic counts were collected on a typical weekday. However, since this is a hotel
and retail shouldn’t the counts have been collected on a Friday or Saturday? This area gets
very busy on the weekends.

Response: The traffic counts were collected during the weekdays as agreed on by the city and stated
in the approved methodology.

3. Page 3: Under the bullet for traffic counts, please correct the spelling for Caballero
Boulevard.

Response: Text has been revised to show correct spelling.

4. Page 6: In section 2.2 Traffic counts, was the axle factor applied to the volumes as specified
in the previous emails from the city? (Please see attached)

Response: The axle correction factor is applied to the counts when the counting device measures
‘number of axles’. The counts collected and received for the analyzed intersections are in ‘number of
vehicles'. Therefore, the counts do not require an axle correction factor.

5. Page 7: Exhibit 2: At the intersection of US 1 at Caballero Blvd. and Mariposa Court, the
diagram is showing NB left turns at the intersection but it should only be a through only. No
lefts are allowed at those locations.

Response: Exhibit 2 has been revised to show the correct lane configurations at the intersections of
US 1 at Caballero Boulevard and Mariposa Court.

1|Page
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6. Page 16: it is stated that the intersection of Caballero Boulevard and US 1 operates at a low
level of service due to the software overestimating delay at un signalized intersections. Was
a field observation done to calibrate the model and show the true conditions out in the
field? What is occurring today?

Response: As mentioned, the software overestimates delays at un-signalized intersections. Field
review of existing conditions do not show excessive delays.

7. Page 16: at the intersection of US 1 and Alhambra Circle, it is mentioned that it operated at
low level of service during the PM peak period and that signal timings would have to be
adjusted. Has this been discussed with Miami Dade County Traffic and Signs division and
will it be taken care prior to this new development? As noted in Exhibit 9, the peak LOS for
this project was determined with the adjustments to the timings.

Response: Signal timing improvement will be coordinated with Miami-Dade County once the project is
approved.

8. Page 18: 10% transit adjustment was used for this project. Was this approved by the city?

Response: The proposed site is located directly in front of the University of Miami Coral Gables
campus and the University Metrorail Station. It is an area where pedestrian activity is common
between the existing site and surrounding properties. Furthermore, US Census Bureau data for
Miami-Dade County show that 10% of the population uses other modes of transportation (transit,
walking, bicycling).

9. Page 19: Exhibit 10

a. For the Land Use of apartments and specialty retail, why weren’t the equations used
instead of the rate.

Response: The ITE Handbook recommends using the regression equation when the data plot
has at least 20 points. Both of these proposed land uses have a very limited number of
points in the data plot (5 and 7). Therefore, based on engineering judgment, the weighted
average rate was used.

b. For the hotel land use, wouldn’t it have been more conservative to use rate for occupied
rooms vs. rooms?

Response: The occupied-rooms data is difficult to estimate for proposed projects especially
when a hotel brand has not been identified. However, even if a conservative occupation rate
of 75% is use in the analysis, this will result in a lower trip generation than using hotel-rooms
data.
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10. Page 22: Exhibit 12: You are showing increase traffic at US 1 and Caballero Blvd and at
US 1 and Alhambra Circle. Both these intersections are failing today. What do you suggest
for improvements at these locations to accommodate this increase in traffic?

Response: Adjustments to signal timing were proposed at the US-1 and Alhambra Circle intersection
in order to improve the intersections’ existing condition. An additional drop-off/ pick-up area has been
proposed accessing the Private Lane which is internal to the proposed site reducing the number of
vehicles accessing Caballero Boulevard.

11. Page 24: Exhibit 14: please show the traffic volumes anticipated at the entrance on US 1
to the parking garage and the vehicles entering and exiting the parking garage.

Response: Exhibit 14 has been revised to show traffic volumes at the entrance on US 1.

12. Page 29: Appendix G: the traffic data from Grand Beach Hotel was on a weekday pr
weekend? Also, please remove the note at the bottom of the spreadsheet referring to school
traffic.

Response: Data was collected on a weekday. The note has been removed from data sheet.

13. Page 11, Section 2.4: For the signal timings for future conditions were the timings
optimized or left as existing.

Response: Results for future conditions are shown with signal timing improvements.

14. General Comment: for this traffic study there are some concerns that have not been
addressed. This is a large development that is going to impact the near intersections and
this report does not really discuss what improvements will be done to help the operations.
Please focus on that in your next submittal.

Response: The proposed project is located within the GRID, the city’s traffic concurrency exception
area. Although there are some intersections that are currently operating at low level of service, the
project traffic is not triggering the deficiency. However, the project is proposing the following
improvements to enhance the traffic operations in the area:

-Adjustments to signal timing were proposed at the US-1 and Alhambra Circle intersection in order to
improve the intersections’ existing condition.

-An additional drop-off/ pick-up area has been proposed accessing the Private Lane which is internal
to the proposed site reducing the number of vehicles accessing Caballero Boulevard.

-A traffic circle has been proposed at the Caballero Boulevard and Hardee Road intersection to
improve overall operation of the intersection.
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Paseo de la Riviera
Traffic Study

EXECUTIVE SUMMARY

The Paseo de la Riviera project will be located at 1350 S. Dixie Highway (US-1) 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 will replace a 155 room hotel with a new
252 room hotel, 234 residential units, 4,364 SF of restaurant space, and 14,854 SF of retail space.
The project proposes an onsite parking garage providing 838 parking spaces. The provided
parking spaces meet the city’s requirement. Access to and from the proposed project will be via a
two-way driveway (right-in/right-out) located on S. Dixie Highway (US-1). An additional
entrance accessing Madruga Avenue is proposed for inbound residence, valet-return, and service
use only. This traffic study is consistent with the methodology previously discussed with and
agreed to by the city of Coral Gables Public Works Department. For the purpose of this traffic
analysis, project build-out 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 results show that the roadway
segment analyzed, Madruga Avenue between Hardee Road and Mariposa Court, currently meets
and is projected to meet the city’s LOS standards during the AM and PM peak periods.

As with existing and future without project conditions, the minor approach of the US-1 and
Caballero Boulevard intersection continues to operate at low levels of service. This is due to the
fact that for un-signalized intersections the software tends to overestimate delay measurements
for the minor approaches and does not account for gaps in traffic created by the upstream
signalized intersections to allow the minor street traffic flow. If the minor approach delays do
reach the software estimates, observed behavior shows drivers will find alternate routes. It
should be noted that the project only consumes approximately 6% and 8% of the roadway
capacity at the northbound approach of the US-1 and Caballero Boulevard intersection during the
AM peak and PM peak period respectively.
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The eastbound and westbound left turns of the US-1 and Alhambra Circle intersection during
existing conditions operates at low levels of service experiencing undesirable levels of delay.
However with adjustments to signal timings this intersection is projected to operate within the
adopted LOS standards. It should be noted that the project consumes less than 1% of the
roadway capacity at the eastbound and westbound approaches of the US-1 and Alhambra Circle
intersection during the AM peak and PM peak period. All other intersections analyzed are
projected to operate within the city’s LOS standard during the morning and afternoon peak

periods.

The analysis shows that the project would not adversely impact the roadway link and
intersections that were analyzed within the study area. An assessment of circulation as it relates
to the valet services during the PM peak hour was performed. The analysis shows that both
anticipated queues can be accommodated at each valet drop-off/ pick-up area.

Paseo de la Riviera
Traffic Study

Page iv

1.0 INTRODUCTION

1.1 Project Background

The Paseo de la Riviera project will be located at 1350 S. Dixie Highway (US-1) 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 will replace a 155 room hotel
with a new 252 room hotel, 234 residential units, 4,364 SF of restaurant space, and 14,854 SF of
retail space. The project proposes an onsite parking garage providing 838 parking spaces. The
provided parking spaces meet the city’s requirement. Access to and from the proposed project will
be via a two-way driveway (right-in/right-out) located on S. Dixie Highway (US-1). An additional
entrance accessing Madruga Avenue is proposed for inbound residence, valet-return, and service
use only. 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. For
the purpose of this traffic analysis, project build-out 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, and queuing analysis.

Page 1
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Project Location

EXHIBIT 1

Location Map
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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:

US-1/ Alhambra Circle (S)

US-1/ Caballero Boulevard (U)

US-1/ Mariposa Court (S)

o Caballero Boulevard / Hardee Road / Madruga Avenue (U)

O 0o

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:

o0 Madruga Avenue between Hardee Road and Mariposa Court

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, 9" 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 was 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.

125
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Committed Developments — The city was consulted to determine any committed
development in the vicinity of the project site. Even though the UHealth Gables project has
not been approved by the city, traffic associated with the project was considered in the
analysis.

Intersection analysis was done using 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.

Paseo de la Riviera
Traffic Study

Page 4

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

US-1 (South Dixie Hwy/ SR 5)
US 1 (South Dixie Highway/SR 5) is a major state arterial that provides northeast/southwest access

throughout Miami-Dade County. Within the project area, US 1 is a two-way, six-lane, divided
roadway. On-street parking is not provided along this route. The posted speed limit is 45 mph.
The Florida Department of Transportation (FDOT) operates and maintains US 1.

Alhambra Circle
Alhambra Circle within the project area is a local roadway that provides northwest/southeast access

between Ponce de Leon Boulevard and Granada Boulevard. Alhambra Circle is a two-way, two-
lane, undivided roadway with on-street angle parking on portions of the roadway. The city of Coral
Gables operates and maintains Alhambra Circle. The posted speed limit is 25 mph.

Caballero Boulevard
Caballero Boulevard within the project area is a local roadway that provides northeast/southwest

access between US 1 (South Dixie Hwy) and Andora Avenue. Caballero Boulevard is a two-way,
two-lane, undivided roadway with on-street angle parking on portions of the roadway. The city of
Coral Gables operates and maintains Caballero Boulevard. The posted speed limit is 25 mph.

Mariposa Court
Mariposa Court within the project area is a local roadway that provides northeast/southwest access

between US 1 (South Dixie Hwy) and Mariposa Avenue. Mariposa Court is a two-way, two-lane,
undivided roadway with on-street parallel parking on portions of the roadway. The city of Coral
Gables operates and maintains Mariposa Court. The speed limit is not posted within the study
limits.

Page 5
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Hardee Road
Hardee Road within the project area is a local roadway that provides east/west access between Le

Jeune Road and Caballero Boulevard. Hardee Road is a two-way, two-lane, undivided roadway.
On-street parking is not provided. The city of Coral Gables operates and maintains Hardee Road.
The speed limit is 30 mph within the study limits.

Madruga Avenue
Madruga Avenue within the project area is a local roadway that provides northeast/southwest

access between Hardee Road and Mariposa Court within the study area. Madruga Avenue is a two-
way, two-lane, undivided roadway. On-street parking is not provided. The city of Coral Gables

operates and maintains Madruga Avenue. The speed limit is not posted within the study limits.
2.2 Traffic Counts

Forty-eight hour traffic machine counts were collected on September 16" through September 17",
2014 at Madrugra Avenue between Hardee Road and Mariposa Court. Vehicle turning movement
counts were taken on September 16", 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
periods 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 study area. The project site is just south of the
University of Miami Coral Gables campus. The University Metrorail Station is located directly
north, approximately 0.1 miles from the project site. The study area is also serviced by Miami-Dade
transit bus routes 48, 56, and 500. The closest Miami-Dade transit bus stop is approximately 0.1
miles from the project site. 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 FDOTSs 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 segment based on the FDOT generalized peak hour

directional service volume tables. This roadway segment currently operates within the city’s LOS

B
= standards (LOS E).
&
& 3 Exhibit 4
LEGEND & o Existing Roadway Capacity Analysis
f’t Weekday AM and PM Peak Period Conditions
?ﬁ: . I:l:'."ll‘.:l'.l Roadwa Direction | ,*of || AMReak | PMReak | ILOSH| oy/2 I\Ijl(e)est
-100) Yy Lanes | Volume Volume | Std Std?
Bralant £ 1
Fraet LOo Madruga Avenue between Hardee Road EB 1LD 36 133 E | 640 | Yes
e Sagmant Volume and Mariposa Court WB 1LD 75 42 E 640 Yes
! Madruga Avenue: Class Il Arterial 1 Lanes -20% for No Exclusive Right/Left Turns (800 vph * 0.8 = 640 vph)
EXHIBIT 3 =

Existing Peak Period Traffic Volumes

MM & AEEOCIATET p.8
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2.6 Intersection Capacity Analysis

Exhibit 5
The Synchro software was used to perform intersection capacity analysis at the analyzed Existing Intersection Capacity Analysis
. . . . . . o Weekday AM and PM Peak Period Conditions
intersections. Synchrois a macroscopic analysis and optimization software application that -
. Signalized/ o AM Peak PM Peak LOS
implements the Intersection Capacity Utilization method for determining intersection capacity. TSGR Unsignalized DG LOS LOS S
Synchro also supports the Highway Capacity Manual’s methodology for signalized / un-signalized NB £ £ £
intersections. Exhibit 5 shows the resulting LOS for existing conditions during morning and Us/ SB D E E
afternoon peak periods. Alhambra Circle S EB ¢ B E+50
wB B B E +50
Overall C B N/A
The results show that the minor approach of the US-1 and Caballero Boulevard intersection
i . i L US-1/ Caballero Boulevard u NB F F E
currently operates at low levels of service experience undesirable levels of delay. This is due to the
fact that for un-signalized intersections the software tends to overestimate delay measurements for NB D D E
us-1/ EB B B E +50
i i i ignali S
the minor approaches and does not account for gaps in traffic created by the upstream signalized Mariposa Court WB B B E+50
intersections to allow the minor street traffic flow. If the minor approach delays do reach the Overall B B N/A
software estimates, observed behavior shows drivers will find alternate routes. The eastbound and Hardee Road / Madruga Avenue U sB A A £
westbound left turns of the US-1 and Alhambra Circle intersection during existing conditions
. — . ) I NB A A E
operates at low levels of service experiencing undesirable levels of delay. All other intersections Caballero Boulevard / U B A A c
operate within the city’s LOS standards (LOS E). Analysis worksheets are included in Appendix D. Hardee Road WB A A E
Source: David Plummer & Associates
Page 10 Page 11
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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 (LRTP) were reviewed to identify any programmed or planned
projects within the limits of the study area established. The 2035 LRTP shows congestion
management improvements on US1, from S.W 88" Street to 1-95. However, this improvement was

not considered in analysis.

Paseo de la Riviera
Traffic Study

Page 12

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 growth rate of 0.7 % in the past

years. However, a conservative 1.0% annual growth rate was used for this study.

The city was consulted to determine any committed development in the vicinity of the project site.
UHealth Gables (September 2014) was considered for estimating future traffic volumes in this
study. Even though this project has not been approved by the city, it was considered a committed
development. Exhibit 6 provides a tabulation of AM and PM peak hour trips generated by the
committed development, along with the approved land uses. Committed development information

is included in Appendix E.

Exhibit 6
Committed Development Trip Generation*
AM Peak Hour PM Peak Hour
Project ITE Land Use Size/Units Vehicle Trips Vehicle Trips
In Out | Total In Out | Total
Medical Offices/
Surgery/ Imaging 114,580 SF 216 58 274 92 237 329
UHealth | ng Use 720
Gables I Clinic
Land Use 630 74,825 SF 255 68 323 | 105 | 283 | 388

Sub-Total UHC | 471 126 597 197 520 717
Transit Use-5.0% | -24 -6 -30 -10 -26 -36
Net External Trips 447 120 567 187 494 681

* Committed development documentation is included in Appendix E.

Page 13
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4.2 Future without Project Roadway Capacity Analysis

Future without project conditions was obtained by adding background traffic with committed
development trips. Exhibit 7 shows the future without project AM and PM peak period traffic at
the analyzed roadway segment. Exhibit 8 shows the projected roadway volumes for future without

project traffic.

Future without Project Roadway Capacity Analysis

Exhibit 7

Weekday AM and PM Peak Period Conditions

Meet
- #of | AMPeak | PMPeak | LOS 1
REEENEY (DG Lanes | Volume Volume Std e IS_tOdE
Madruga Avenue between Hardee EB 1D 37 136 E 640 | Yes
Road and Mariposa Court WB LD 77 13 £ 640 Yes

Madruga Avenue: Class Il Arterial 1 Lanes -20% for No Exclusive Right/Left Turns (800 vph * 0.8 = 640 vph)
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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 8 also shows the projected turning movements for future without project traffic. Exhibit 9
shows the resulting LOS for morning and afternoon peak conditions for future without project.

The minor approach of the US-1 and Caballero Boulevard intersection continues to operate at low
levels of service experience undesirable levels of delay. As previously mentioned this is due to the
fact that for un-signalized intersections the software tends to overestimate delay measurements for
the minor approaches and does not account for gaps in traffic created by the upstream signalized
intersections to allow the minor street traffic flow. If the minor approach delays do reach the
software estimates, observed behavior shows drivers will find alternate routes.

The eastbound and westbound left turns of the US-1 and Alhambra Circle intersection continue to
operate at low levels of service experiencing undesirable levels of delay. For the future without
project conditions, the southbound approach of the US-1 and Alhambra Circle intersection operates
at low levels of service experiencing undesirable levels of delay during the PM peak period. This is
mostly due to the increase in approach traffic volume associated with the traffic generated by the
committed development. However with adjustments to signal timings this intersection would
operate within the adopted LOS standards. All other intersections operate within the city’s LOS
standards (LOS E). Capacity worksheets are included in Appendix D.

Paseo de la Riviera
Traffic Study
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(

Exhibit 9

Future without Project Intersection Capacity Analysis
Weekday AM and PM Peak Period Conditions

i Signalized/ AM PM LOS
T SeEtan Ung' nalized Direction Peak Peak standard
ignaliz
Y LOS Los
NB E E E
SB D E E
®uys-1/
. S EB C B E +50
Alhambra Circle
WB B B E +50
Overall C C N/A
US-1/ Caballero Boulevard U NB F F E
NB D E E
us-1/ s EB B B E +50
Mariposa Court WB A B E +50
Overall B B N/A
Hardee Road / Madruga Avenue U SB A A E
NB A A E
Caballero Boulevard /
U SB A A E
Hardee Road
WB A A E

7PM Peak LOS with Signal Timing Improvements

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 F for project trip generation worksheets.

The proposed development plan incorporates residential and retail land uses, which can satisfy the
work trip, dining, and retail need for some residence, employees and visitors without making a trip
off-site. An internalization matrix was developed to establish the appropriate number of internal
project trips. Internal capture rates are also included in Appendix F.

The Trip Generation Handbook User’s Guide and Handbook includes data on pass-by trips. Pass-

by trips are those trips that are attracted from the traffic passing the site on an adjacent street. Since
the pass-by trips are already on the street system, the total trip generation from a site was adjusted
to estimate the new external traffic actually added to the street system. The average pass-by rate

published by ITE for restaurant was used to establish the pass-by component.

The project site is located in an area where pedestrian activity is common between the existing site
and surrounding properties. The project site is approximately 0.1 miles south of the University of
Miami Coral Gables campus and the University Metrorail Station. The study area is also serviced
by Miami-Dade transit bus routes; with the closest stop approximately 0.1 miles from the project
site. A 10% adjustment was applied to the trip generation of the proposed uses to account for other
modes of transportation. An additional 10% adjustment was applied specifically for apartment

pedestrian trips. The project trip generation summary is provided in Exhibit 10.

Page 18

Exhibit 10
Project Trip Generation Summary

Proposed ITE Land Use

AM Peak Hour Vehicle

PM Peak Hour

A i Trips Vehicle Trips
Designation* SRS
In Out | Total In Out | Total
21 50 71 54 38 92
Apartments . .
234DV _ 080 trips _ 089 trips
(Land Use 223) Rate = DU Rate = DU
31% In 69% Out 58% In 42% Out
78 56 134 78 73 151
Hotel : -
(Land Use310) 252 Rooms Rate = 0.53 trips Rate — 0.60 trips
Rooms Rooms
59%In | 41%0ut 51% In | 49% Out
0 ‘ 0 ‘ 0 22 11 33
Restaurant i
4,364 SF _ _ 748trips
(Land Use 931) Rate =000 sr
-In | - Out 67% In | 33% Out
o [ o [ o |[uw][a] s
Specialty Retail ; Rate = _27Ltrips
(Land Use 826) 14,854 SF € = 1000 SF GLA
-In ‘ - Out 44% In ‘ 56%0ut
Subtotal Gross Trips 99 106 205 171 | 143 | 314
Transit Trips 10% -10 -11 -21 -17 -14 -31
Pedestrian Trips (Apartment only) 10% -2 -5 -7 -5 -4 -9
2 0% (AM) R R R
Internal Capture’ 12.4% (M) 0 0 0 16 18 34
Pass-by Trip? (Restaurant only) 44% 0 0 0 -10 -5 -15
Net External Trips (Proposed) 87 90 177 123 | 102 | 225

* 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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Exhibit 10 - continued

Existing ITE Land Use

AM Peak Hour

PM Peak Hour

4.5 Project Trip Assignment

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

TAZ 1088 shown in Exhibit 11. 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:
40.92% to the north, 18.31% to the south, 13.11% to the east, and 27.65% 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 12.

Exhibit 11
Cardinal Distribution (TAZ 1088)
Direction Distribution
NNE 27.26%
ENE 11.34%
ESE 1.77%
SSE 5.90%
SSW 12.41%
WSW 18.75%
WNW 8.91%
NNW 13.66%
Total 100.00%

Source: Miami-Dade Long Range Transportation Plan

Desionationt Size/Units Vehicle Trips Vehicle Trips
esignation
g In Out | Total | In Out | Total
Hotel
(Land Use 310) 155 Rooms 48 34 82 48 45 93
Transit/Pedestrian Trips 10% -5 -3 -8 -5 -4 -9
Net External Trips (Existing) 43 31 74 43 41 84
Proposed Uses 87 90 177 123 102 225
Existing Uses -43 -31 -74 -43 -41 -84
Net New External Trips 44 59 103 80 61 141
Page 20
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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 13 shows roadway capacity for
the future with project during the AM and PM peak periods for the roadway segment analyzed. This
segment meets the city’s LOS standards (LOS E). Exhibit 14 shows the projected AM and PM
roadway volumes.

Exhibit 13
Future with Project Roadway Capacity Analysis
Weekday AM and PM Peak Period Conditions

Meet
Roadway Direction | *Of aMiRealqliSRMIBeakSIIEO SNV NINT 65
Lanes Volume Volume Std Std?
EB 1LD 2 121 E A Y
Madruga Avenue between Hardee 5 640 e
Road and Mariposa Court WB LD g8 60 E 640 | Yes

Madruga Avenue: Class Il Arterial 1 Lanes -20% for No Exclusive Right/Left Turns (800 vph * 0.8 = 640 vph)

Project Trip Distrubution

LUMKMER & ASE0CIA

p.22
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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 15
shows the resulting LOS for the morning and afternoon peak conditions for future with project.
Capacity worksheets are included in Appendix D. Exhibit 14 also shows the projected turning
movement volumes for future with project shows the resulting LOS for morning and afternoon peak
conditions for future without project.

As with existing and future without project conditions, the minor approach of the US-1 and
Caballero Boulevard intersection continues to operate at low levels of service experience. As
previously mentioned this is due to the fact that for un-signalized intersections the software tends to
overestimate delay measurements for the minor approaches and does not account for gaps in traffic
created by the upstream signalized intersections to allow the minor street traffic flow. If the minor
approach delays do reach the software estimates, observed behavior shows drivers will find
alternate routes. It should be noted that the project only consumes approximately 6% and 8% of the
roadway capacity at the northbound approach of the US-1 and Caballero Boulevard intersection
during the AM peak and PM peak period respectively.

The eastbound and westbound left turns of the US-1 and Alhambra Circle intersection continue to
operate at low levels of service. The southbound approach of the US-1 and Alhambra Circle
intersection also continues to operate at low levels of service. However with adjustments to signal
timings this intersection would operate within the adopted LOS standards. It should be noted that
the project consumes less than 1% of the roadway capacity at the eastbound and westbound
approaches of the US-1 and Alhambra Circle intersection during the AM peak and PM peak period.
All other intersections analyzed are projected to operate within the city’s LOS standard during the

morning and afternoon peak periods.

BDAVID FLUMBMIEN & AS

p.2a
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Exhibit 15

Future with Project Intersection Capacity Analysis
Weekday AM and PM Peak Period Conditions

Paseo de la Riviera
Traffic Study

AM
Intersection Signalized/ ) . PM Peak LOS
8 i Direction Peak
Unsignalized/ LOS Standard
LOS
NB E E E
SB D E E
®us-1/
. S EB C B E +50
Alhambra Circle
WB C B E +50
Overall C C N/A
us-1/
U NB F F E
Caballero Boulevard
NB E E E
us-1/ s EB A A E +50
Mariposa Court WwB A A E+50
Overall A B N/A
Hardee Road /
U SB A A E
Madruga Avenue
NB A A E
Caballero Boulevard /
U SB A A E
Hardee Road
WB A A E

@'PM Peak LOS with Signal Timing Improvements

Source: David Plummer & Associates
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5.0 QUEUING ANALYSIS

The queuing analysis at the project drop-off area was performed based on the methodology outlined
in the Institute of Transportation Engineers (ITE) Transportation and Land Development. The
analysis was performed to determine the number of valet parking attendants required during the
peak period of a regular weekday so that the queue does not extend past the entrance (95%
confidence level analysis). The potential queue at the drop-off areas of the valet operations was
calculated based on the peak hour traffic published by the Institute of Transportation Engineers
(ITE) trip generation rates and/or equations for the proposed development plan. The site will
provide full valet services at the drop-off / pick-up areas. The valet service at the west drop-off/
pick-up area is provided as a convenience to hotel guest. The valet service at the east drop-off/ pick-
up area is provided as a convenience to restaurant, and retail patrons. The project provides sufficient
self parking for all uses. For a conservative analysis valet usage was assumed to be 30% of hotel,
20% of restaurant, and 10% of retail. Exhibit 16 provides the total project trip generation at each
valet drop-off/pick-up area during the weekday PM peak hour conditions (worst case scenario).

Exhibit 16
Paseo de la Riviera - PM Peak Hour
West valet drop-off/pick-up
PM Peak Hour
Percentage | Vehicle Trips

Rl
CHRE In | Out | Total

ITE Land Use Designation

Hotel
(ITE Land Use 310)

East valet drop-off/pick-up
Quality Restaurant

30% 21 120 41

20% 4 2 6

(Land Use 931)
Specialty Retail o
(Land Use 826) 10% 2 2 4
1) Percentage calculated Source: ITE Trip Generation Manual, 9" Edition

for the Net New Trips
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The queuing analysis used the single-channel waiting line model with Poisson arrivals and
exponential service times. The analysis is based on the coefficient of utilization (p) which is the

ratio of the average arrival rate of vehicles to the average service rate.

_ Average Demand Rate
" Average Sevice Rate

The average service rate corresponds to the time it will take a valet parking attendant to park or
retrieve a vehicle. If the coefficient of utilization is greater than 1, then the calculation will yield an

infinite queue length.
The required queue storage (M) is determined using the following equation:

_[InP(x>M)—InQy

1
Inp

In this equation, P(x > M) is set at 5% to yield a 95% confidence that the queue will not back-up
onto the adjacent street.

The west valet drop-off / pick-up area is proposed for hotel guests and the east valet drop-off / pick-
up area is proposed for the restaurant and retail guests. Valet parking for the development will be
assumed to be 30% of hotel, 20% of restaurant, and 10% of retail. Valet inbound/outbound

circulation for both valet areas is included in Appendix G. Valet circulations are described below.

East Valet Drop-off / Pick-up: Valet attendant will exit the east drop-off / pick-up area making a

right onto the proposed private drive accessing the parking garage entrance on the right. Outbound
valet attendants will exit the parking garage making a left onto the proposed private drive, and left

into the east valet drop-off / pick-up area.

West Valet Drop-off / Pick-up: Valet attendant will exit the west drop-off / pick-up area making a
right onto Caballero Boulevard and a right onto northbound US-1. Valet attendant will then turn

right onto the proposed private drive accessing the parking garage entrance on the right. Outbound

Page 28

valet attendants will exit the parking garage making a right onto the proposed private drive, then
attendants will open a mechanical arm gate (only for valet access) and make a right onto Madruga
Avenue. Valet attendant will then turn right onto Caballero Boulevard and right into the west valet
drop-off / pick-up area.

Since the driving distance differs for west valet inbound/outbound access, a weighted average of the
inbound and outbound driving time was used. The weighted average was based on the trip
generation in/out distribution, which was 53% IN and 47% OUT. Similarly the driving distance
differs for east valet inbound/outbound access and the trip generation in/out distribution was 60%
IN and 40% OUT.

A mechanical arm gate is proposed for the valet return to allow southbound access on Private Lane.
According to ULI’s Dimensions of Parking (2" Edition) publication, with automated entrances,
patrons can pass through the mechanical arm at a rate of 6 to 10 vehicles per minute. For a

conservative analysis, 0.25 minute per vehicles was used for the mechanical arm processing rate.

The processing rate was calculated by adding the time it will take a valet attendant to process the
vehicles (processing time), the time it will take him to park or retrieve a vehicle (driving time), and
the time it will take him to walk to/from the parking area (walking time). A processing time of 51
seconds per vehicle was used in the analysis. This information is based on data collected on a hotel
in Miami Beach (see Appendix G). The driving time for the valet attendant was calculated on a
conservative speed of 10 mph, and the walking time for the valet attendant was calculated on a
jogging speed of 6ft/sec. The mechanical arm time has a process time of 0.25 minutes per vehicle.

The calculations for the west valet drop-off/pick-up are presented in Exhibit 17.

Page 29
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Exhibit 17

West Valet Drop-off/ Pick-up Processing Rate

Valet Time (Inbound)

Processing time:
Driving time (most distant space):
Walking time:

Total

Valet Time (Outbound)
Processing time:

Driving time (most distant space):

Mechanical arm gate time:
Walking time:
Total

Weighted Valet Time

53% Inbound Valet parking:

47% Outbound Valet Parking:
Total

51 sec / 60 sec / 1 min = 0.85 min

1170 ft * 1 mile/5280 ft * 1hr/10 miles * 60 min/hr = 1.33 min
415f/6 ft/sec / 60 sec/min = 1.15 min

=3.33min

51 sec / 60 sec / 1 min = 0.85 min

930 ft * 1 mile/5280 ft * 1hr/10 miles * 60 min/hr =1.06 min
=0.25 min

415ft/6 ft/sec / 60 sec/min = 1.15 min

=3.31 min

0.53*3.33 min = 1.76 min
0.47*3.31 min = 1.56 min
=3.32 min

An iterative approach was used to determine the minimum number of valet attendants required

during the PM peak hour to serve the entering and exiting vehicles that will ensure that the average

valet queue will not extend past the property entrance. Exhibit 17A shows the calculations for the

west valet drop-off / pick-up area.

Exhibit 17A
Paseo de la Riviera

West Valet Drop-off/ Pick-up Queue Calculations

Q = Processing rate =

veh

g = Demand Rate = 41 o

N = Service Positions = 4 attendants

60 min/hr
3.32 min/process

= 18.07 process/hr

Paseo de la Riviera
Traffic Study

q  _ 41 veh/hr
(NQ) " 4x18.07 process/hr

p = Utilization factor = =0.5671

Qm= Table Value = 0.2499
M = queue length which is exceeded 5% of the time [P(x>M)]

In P(x>M)—In(Qm) 1= In(0.05)—In(0.2499) _
In(p) - In(0.5671)

M= 1=1.84, say2 vehicles
The results of the analysis show that 4 valet attendants would be able to handle the demand during
PM peak hour at the west valet drop-off / pick-up area with a queue of approximately 2 vehicles.

The proposed west drop-off / pick-up area can accommodate approximately 4 vehicles in queue.

Page 30

The calculations for the east valet drop-off/pick-up are presented in Exhibit 18.

Exhibit 18

East Valet Drop-off/ Pick-up Processing Rate

Valet Time (Inbound)

Processing time:
Driving time (most distant space):
Walking time:

Total
Valet Time (Outbound)
Processing time:
Driving time (most distant space):
Walking time:

Total

Weighted Valet Time

60% Inbound Valet parking:

40% Outhound Valet Parking:
Total

51 sec /60 sec / 1 min = 0.85 min

480 ft * 1 mile/5280 ft * 1hr/10 miles * 60 min/hr = 0.55 min
400ft/6 ft/sec / 60 sec/min = 1.11 min

=2.51min

51 sec /60 sec/ 1 min = 0.85 min

600 ft * 1 mile/5280 ft * 1hr/10 miles * 60 min/hr =0.68 min
400ft/6 ft/sec / 60 sec/min = 1.11 min

=2.64 min

0.60*2.51 min = 1.50 min
0.40*2.64 min = 1.05 min
=2.56 min
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An iterative approach was used to determine the minimum number of valet attendants required
during the PM peak hour to serve the entering and exiting vehicles that will ensure that the average
valet queue will not extend past the property entrance. Exhibit 18A shows the calculations for the

east valet drop-off / pick-up area.

Exhibit 18A
Paseo de la Riviera
East Valet Drop-off/ Pick-up Queue Calculations

Q = Processing rate = % = 23.44 process/hr
q = Demand Rate = 10 veh
hr
N = Service Positions = 2 attendants
p = Utilization factor = —L = —10¥eR/AT__ _ 59133

(NQ) T 2x23.44 process/hr
Qm= Table Value = 0.0756
M = queue length which is exceeded 5% of the time [P(x>M)]

_ InPx>M)=In(Qm) 1= In(0.05)-1In(0.0756) _

M In(p) 1n(0.2133)

1=-0.73, say 0 vehicles

The results of the analysis show that 2 valet attendants would be able to handle the demand during
PM peak hour at the east valet drop-off / pick-up area with no vehicles on queue. The proposed east
drop-off / pick-up area can accommodate approximately 2 vehicles on queue. The site plan is
included in Appendix G.

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 results show that the roadway
segment analyzed, Madruga Avenue between Hardee Road and Mariposa Court, currently meets
and is projected to meet the city’s LOS standards during the AM and PM peak periods.

As with existing and future without project conditions, the minor approach of the US-1 and
Caballero Boulevard intersection continues to operate at low levels of service. This is due to the
fact that for un-signalized intersections the software tends to overestimate delay measurements for
the minor approaches and does not account for gaps in traffic created by the upstream signalized
intersections to allow the minor street traffic flow. If the minor approach delays do reach the
software estimates, observed behavior shows drivers will find alternate routes. It should be noted
that the project only consumes approximately 6% and 8% of the roadway capacity at the
northbound approach of the US-1 and Caballero Boulevard intersection during the AM peak and
PM peak period respectively.

The eastbound and westbound left turns of the US-1 and Alhambra Circle intersection during
existing conditions operates at low levels of service experiencing undesirable levels of delay.
However with adjustments to signal timings this intersection is projected to operate within the
adopted LOS standards. It should be noted that the project consumes less than 1% of the roadway
capacity at the eastbound and westbound approaches of the US-1 and Alhambra Circle intersection
during the AM peak and PM peak period. All other intersections analyzed are projected to operate
within the city’s LOS standard during the morning and afternoon peak periods.

The analysis shows that the project would not adversely impact the roadway link and intersections
that were analyzed within the study area. An assessment of circulation as it relates to the valet
services during the PM peak hour was performed. The analysis shows that both anticipated queues

can be accommodated at each valet drop-off/ pick-up area.
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DAVID PLUMMER & ASSOCIATES

o Trip Generation — project trips will be estimated using trip generation information

: . .- published by the Institute of Transportation Engineers (ITE) Trip Generation
Manual, 9" Edition.
Coral Gables Hotel and Apartments e Trip Distribution / Trip Assignment — Net new external project traffic will be
: : assigned to the adjacent street network using the appropriate cardinal distribution
Traffic AnalySIS Methodology from the Miami-Dade Long Range Transportation Plan Update, published by the
September 9, 2014 Metropolitan Planning Organization. = Normal traffic patterns will also be
Revised: September 11, 2014 considered when assigning project trips.
e Background Traffic - Available Florida Department of Transportation (FDOT) and
DPA will undertake a Traffic Impact Analysis as required by the City of Coral Gables. Miami-Dade County (MDC) counts will be consulted to determine a growth factor
The analyses are for the existing conditions, future conditions with committed consistent with historical annual growth in the area. The growth factor will be
development, and the future conditions with project and committed developments. applied to the existing traffic volumes to establish background traffic
e Future Transportation Projects — The 2013 TIP and the 2035 LRTP will be
Location: The site is located at 1350 S. Dixie Highway (US-1) in Coral reviewed and considered in the analysis at project build-out.
Gables, FL.
e Committed Developments — This information will be provided by the city of Coral
Existing Site: Hotel — 155 rooms Gables.
Proposed Plan:  Hotel — 252 rooms  Intersection analysis will be done using Synchro or the Highway Capacity Software

Residential — 188 units
Restaurant — 4,150 SF
Retail — 15,525 SF

(HCS) based on the 2010 Highway Capacity Manual (HCM). Operation analysis at
driveways providing access to/from the site will also be conducted.

o Link /Segment capacity will be estimated using generalized vehicular capacities

i . from the latest FDOT LOS Manual, or other acceptable equivalent.
The proposed methodology is outlined below:

e Traffic Counts (Intersections) — Two-hour turning movement counts will be

collected for the AM (7-9 AM) and PM (4-6 PM) hours on a typical weekday at the QUEUING ANALYSIS

following intersections: If a gated parking entrance or a drop-off area is proposed, a queuing analysis will be
o US-1/ Alhambra Circle (S) required. The potential queue will be calculated based on the peak hour traffic published
o US-1/Caballero Blvd (U) by ITE’s Trip Generation, 9" Edition. The project trip generation for the PM peak hour
o US-1/Mariposa Court (S) (the critical inbound hour) will be used for the analysis. The processing time will be
‘o Caballero Boulevard / Hardee Road / Madruga Avenue (U) determined based on data provided by the gate manufacture. Data collected and processing

e e time calculation will be included in the study.

e Traffic Counts (Links) — Twenty-four bi-directional machine counts will be

collected on Madruga Avenue between Hardee Road and Mariposa Court. W\14\14196\raffic analysisimethodology.docx

e Signal Location and Timing — Existing signal phasing and timing for the signalized
intersections will be obtained from Miami-Dade County.
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