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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 la Riviera” 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.   

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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SCALE: N.T.S.
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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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 May 20,  2015  

PASEO DE LA RIVIERA

UNIVERSITY OF MIAMMMIII
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RIRIRIR VIVVV ERAAA NEEEIGHBHBHBBORORORORORHOOOOOD

DODODOD UGLAS ROROADOAD

CONNECTING
COMMUNITIES
TO DOWNTOWN CORAL GABLES

METRORAIL LINE + STATION

THE UNDERLINE 
BIKE + PEDESTRIAN TRAIL

PEDESTRIAN WALKWAY 
TO METRO STATION

CORAL GABLES TROLLEY ROUTE

JAYCEE PARK

PASEO DE LA RIVIERA

DOWNTOWN CORAL GABLES
PLANNED PEDESTRIAN 
BRIDGE OVERPASS ON US1
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SURVEYOR’S CERTIFICATE: 

To Coral Park Inn, LLC, a Florida Limited Liability Company: 

This is to certify to the herein named firm and/or persons, that in my professional opinion, this map or plat of the herein 
described property is true and correct as recently surveyed and platted under my direction. I further certify that this map or
plat and the survey on which it is based meets the Minimum Technical Standard Requirements, adopted by the Board of
Professional Surveyors and Mappers, pursuant to Chapter 472.027 Florida Statutes, as set forth in Chapter 5J-17, Florida 
Administrative Code, under Sections 5J-17.051 and 5J-17.052 and is a “BOUNDARY SURVEY” as defined in Section 5J-
17.050(10)(b).  

Dated: __________________  

E.R. BROWNELL & ASSOCIATES, INC. 

___________________________________ 
Thomas Brownell, Executive Vice President 
Professional Land Surveyor # 2891 
State of Florida 
Email address: tbrownell@erbrownell.com 

The survey map and notes and/or report or the copies thereof are not valid without the signature and the original raised 
seal of a Florida licensed surveyor and mapper. 

SURVEYOR’S NOTES: 

Bearings are based on an assumed meridian, where the North right of way line of Hardee Road, bears East-West. All 
distances as shown are based on the US Survey foot. 

Elevations are referred to the National Geodetic Vertical Datum, 1929 (NGVD). Elevations are based on a City of Coral 
Gables Benchmark #332, the same being a PK nail and brass washer set at the back of sidewalk 8 feet West of the curb
in the Southwest corner of the intersection of Caballero Boulevard and South Dixie Highway , elevation 9.78 feet. 

The accuracy obtained for all horizontal control measurements and office calculations of closed geometric figures, meets 
or exceeds the Minimum Technical Standards as set forth by the Florida Board of Professional Surveyors and Mappers as 
contained in Chapter 5J-17.051(3)(b)15.b.ii of 1 foot in 10,000 for Commercial Areas. The elevations as shown are based 
on a closed level loop to benchmark noted above, and meets or exceeds the Minimum Technical Standards as set forth 
by the Florida Board of Professional Surveyors and Mappers as contained in Chapter 5J-17.051(3)(b)15.a, of a closure in 
feet of plus or minus 0.05 feet times the square root of the distance in miles.  

This SKETCH OF BOUNDARY SURVEY is based on: (i) recovered monumentation; (ii) the recorded description; and (iii) 
the REPLAT OF PART OF CORAL GABLES RIVIERA SECTION PART 8, recorded in Plat Book 46 at Page 100. 

A comparison between measured (M) and calculated (C) dimensions are delineated hereon. Measured dimensions (M) 
are based on direct and indirect measurement of the recovered monumentation. Calculated dimensions (C) are based on 
the aforementioned REPLAT OF PART OF CORAL GABLES RIVIERA SECTION PART 8 and the recorded description. 

Right of Way as shown is based on the recorded Plat and the record description. Any notorious evidence of occupation 
and/or use of the described parcel for Right-of-Way, Ingress or Egress are shown on this survey drawing. However, this
survey does not purport to reflect any recorded instruments for Right-of-Way other than shown on the recorded plat or
stated in the legal description, as it appears on this drawing. Access to subject property is from Miami-Homestead
Highway (US No. 1 / South Dixie Highway), Hardee Road (Caballero Blvd.) and Madruga Avenue, as shown on said
REPLAT OF PART OF CORAL GABLES RIVIERA SECTION PART 8. 

No encroachments were noted by this survey, except as shown hereon. The ownership of the fences and/or walls as 
shown hereon was not determined. Fence and wall locations as shown are based on the recovered monumentation. 

The Subject Property does not lie within a Special flood Hazard Area (SFHA) as shown on the National Flood Insurance 
Programs, Flood Insurance Rate Map for Miami-Dade County, Florida and Incorporated Areas Map No. 12086C0459L, 
Community No. 120639, bearing a revised date of September 11, 2009. Said map delineates the herein described land to 
be situated within Zone X, an area determined to be outside of the 0.2% annual chance floodplain. 

The Subject Property contains 115,567 square feet more or less (2.653 Acres more or less). 

The Subject Property lies within the Commercial District (C) based on the City of Coral Gables Planning & Zoning 
Division, Zoning Map, Plate 11 of 18, dated July 2013. See the City of Coral Gables Zoning Code, (made available on line 
at www.citybeautiful.net) under Article 4, Zoning Districts, Section 4-302, for the schedule of district regulations for the 
Commercial District (C). 

The gross floor area at ground level is 41,319 square feet more or less. 

Only the surface indications of the underground utilities have been located in the field. The location of underground utility
lines on or adjacent to the property was not secured. The Surveyor has performed no subsurface investigation or
determined the location of underground footers. It should be noted that there may be other underground utilities in
addition to those evidenced by visible appurtenances shown on this sketch. The owner or his agent should verify all utility
locations with the appropriate utility provider before using. 

There are 104 standard parking spaces and 5 handicap parking spaces for a total of 109 parking spaces. 

The easements, encumbrances and restrictions as shown herein are based on the title exceptions provided to the 
Surveyor and noted in Schedule B, Section 2 of the Lawyers Title Insurance Corporation Commitment under Order No. 
522220327LA, bearing an effective date of March 4, 2005, as noted below. 

Item 7) The Designated Parking Area described in Official Records Book 3241 at Page 574 is plotted hereon. 
 Item 8) The width of the Easement recorded in Deed Book 839 at Page 106, dated April 3, 1926, to South Atlantic 
Telephone and Telegraph Company is not defined, and runs upon, along, across, over and under 
the rear property lines of the lots, including along the side line of the lots wherever necessary to reach the rear lines and

cannot be plotted.  Said easement rights were transferred to Southern Bell Telephone and Telegraph 
Company in DB 506, Page 37 and may affect the former lots in said Blocks 158 and 159, but may have
been vacated in the replatting process of said blocks, subject to verification. 

Item 9) The Declaration of Restrictive Covenant described in Official Records Book 18931 at Page 805 allows for
the encroachment over the public right of way with sign(s). The Declaration requires the fee simple 
owners to maintain the sign(s), hold the City harmless and provide the City a policy or certificate of
insurance. 

There are no easements within Tract A noted on the face of the said Plat of the REPLAT OF PART OF CORAL GABLES 
RIVIERA SECTION PART 8. There is however a 125-foot Parking Area and a 50-foot Unloading Area shown on said plat. 

There may exist easements, rights of way and/or other encumbrances affecting the subject property not disclosed hereon
that current title report would evidence. 

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 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 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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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 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 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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SCALE: 1/100" = 1'-0"
EXISTING SITE ZONING MAP
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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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SCALE: 1/100" = 1'-0"
EXISTING FUTURE LAND USE MAP
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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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SCALE: 1/100" = 1'-0"
PROPOSED FUTURE LAND USE MAP
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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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PASEO DE LA RIVIERA

Property
360’ of frontage on US1, 325’-6” depth 
Bounded by US No. 1, Caballero Boulevard, and Madruga Avenue 
Area 2.653 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 I & Level II 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 I & II 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, (PAGE 2)
 

HOTEL:  
Thin building perpendicular to US No. 1, brought to the ground floor 
to activate the streets, sidewalks and the Paseo 
Pool terrace on 3rd 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 5th 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 
Public art 
Investment in Underline 
Investment in Jaycee Park 
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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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SCALE: 1/100" = 1'-0"
PROJECT MATERIALS
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SCALE: N.T.S.
MED BONUS CHARTS
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15'-0"

10
'-0

"

15'-0"

REDUCTION IN SETBACKS REPLACED AS PUBLICLY ACCESSIBLE
STREET LEVEL OPEN SPACE AT 25% (SECTION 5-604, H, TABLE 3)

1,825 SF X 25% = 457 SF (SEE SF OF ARCADES & LOGGIAS DIAGRAMS)

ENCROACHMENT AREA
1,170 SF

GROUND LEVEL
ENCROACHMENTS

INCLUDES HOTEL DROP OFF AWNING ABOVE, REAR PORCH,
REAR PORCH PERGOLA ABOVE, & WINDOW MOLDINGS

ENCROACHMENT AREA
18 SF X 7 LEVELS = 126 SF

TYPICAL LEVEL
ENCROACHMENTS (LEVELS 3-10)

INCLUDES WINDOW MOLDINGS

ENCROACHMENT AREA
1,458 SF

ROOF LEVEL
ENCROACHMENTS

INCLUDES ROOF LEVEL CORNICES

ENCROACHMENT AREA
201 SF

LEVEL 2
ENCROACHMENTS

INCLUDES LEVEL 2 CORNICE

COVERAGE AREA
7,376 SF

ROOF LEVEL STRUCTURE
COVERAGEREDUCTION IN SETBACK

53,514 SF X 25% = 13,378 SF MAX ALLOWED

D
R

A
W

IN
G

:

D
A

TE
:

SH
EE

T:

PA
SE

O
 D

E
 L

A
 R

IV
IE

R
A

13
50

 S
ou

th
 D

ix
ie

 H
ig

hw
ay

C
or

al
 G

ab
le

s, 
Fl

or
id

a 
33

14
6

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.

D
ES

IG
N

 A
R

C
H

IT
EC

T

33
7 

Pa
le

rm
o 

A
ve

nu
e

C
or

al
 G

ab
le

s, 
Fl

or
id

a 
33

13
4

30
5.

77
4.

00
22

FL
O

R
ID

A
 R

EG
IS

TR
A

TI
O

N
 #

 9
84

3

EN
C

R
O

A
C

H
M

EN
T

D
IA

G
R

A
M

S SP
-1

.3
02

.1
6.

15

SCALE: 1/100" = 1'-0"
ENCROACHMENT DIAGRAMS

26
78



FLOOR AREA RATIO
19,218 SF

COMMERCIAL GROUND LEVEL

INAPPLICABLE FLOOR AREA

RESIDENTIAL
GROUND LEVEL

FLOOR AREA RATIO
4,118 SF

INAPPLICABLE FLOOR AREA

PARKING LEVEL 2-6 RESIDENTIAL LEVEL 2
FLOOR AREA RATIO

28,740 SF

INAPPLICABLE FLOOR AREA

RESIDENTIAL LEVELS 3-7
FLOOR AREA RATIO

30,399 SF

INAPPLICABLE FLOOR AREA
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28,769 SF

INAPPLICABLE FLOOR AREA

FLOOR AREA RATIO
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INAPPLICABLE FLOOR AREA

HOTEL GROUND LEVEL
FLOOR AREA RATIO

2,323 SF

INAPPLICABLE FLOOR AREA

HOTEL LEVEL 3
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12,998 SF
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HOTEL LEVEL 4-10
FLOOR AREA RATIO

14,734 SF

INAPPLICABLE FLOOR AREA

HOTEL LEVEL 2
FLOOR AREA RATIO

11,301 SF

INAPPLICABLE FLOOR AREA

FLOOR AREA RATIO
8,695 SF

RESIDENTIAL LEVELS 8
FLOOR AREA RATIO

27,226 SF

INAPPLICABLE FLOOR AREA

SCALE: 1/100" = 1'-0"
FLOOR AREA RATIO DIAGRAMS
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PARKING GROUND LEVEL PARKING LEVEL 2 PARKING LEVEL 3-5
LEVEL 2 SUBTOTAL:95 SPACES

19 TANDEM SPACE SETS

23'-0" 22'-0"

22
'-0

"

23'-0" 22'-0"

22
'-0

"

23'-0" 22'-0"

22
'-0

"

22'-0"

2.
1.

3.
4.

5.
6.
7.
8.

PROPOSED HOTEL
ENTRANCE AND DROP OFF

GROUND LEVEL
ON STREET PARKING

PROPOSED REMOVAL OF
4 METERED ON STREET

PARKING SPACES

EXISTING SITE CONTAINS 8 METERED,
ON STREET PARKING SPACES ON
HARDEE ROAD. PROPOSED REMOVAL
OF CLUSTER OF 4 SPACES DUE TO
PROPOSED HOTEL ENTRANCE AND
DROP OFF LOCATION.

PARKING LEVEL 6

23'-0" 22'-0"

22
'-0

"

22'-0"

LEVEL SUBTOTAL: 61 SPACES
3 TANDEM SPACE SETS
18 ADA SPACES
40 BICYCLE SPACES

LEVEL 6 SUBTOTAL: 145 SPACES
30 TANDEM SPACE SETS

PARKING TOTAL: 838 SPACES

LEVEL 3-5 SUBTOTAL: 537  SPACES
179 SPACES PER LEVEL
30 TANDEM SPACE SETS

SCALE: 1/64" = 1'-0"
PARKING DIAGRAMS
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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. Tract A.

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. Tract A.

C. Setbacks-Minimum front.
1.      Tract A-One-hundred and twenty-five (125) feet (P. B. 46, Page 100).

D.     Setbacks-Minimum rear.
1.      Tract A-Fifty (50) feet (P. B. 46, Page 100).

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.
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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 la Riviera” 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.   

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 
Avenue

Figure 3. View from Magruga 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 
Street Frontage 

Figure 5.  Urban Grain Perpendicular to 
Street Frontage 

In “Paseo De La Riviera”, 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. 

    ii. 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. 

85



    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 
the Metrorail at the University of Miami.

Figure 7. Governor Bob Graham 
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.  

Figure 8. Total Annual Boardings from 
University Station

Figure 9. Total Annual Boardings for all 
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 

METRORAIL SYSTEM UNIVERSITY STATION 
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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. 
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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: 

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

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: 

Gables One Tower as an eyesore; 
Difficulty crossing the street at Hardee Road at French Village – east of Maynada 
Street during the morning; and, 
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: 

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

Primary access is located on a major arterial roadway: South Dixie Highway; 
Egress from the parking garage to Madruga Avenue is prohibited; and 
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: 

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; 
Crosswalks will be installed at the intersection of Caballero Boulevard and 
Hardee Road; and 
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 
a professional, 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: 

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

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

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 

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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A. No. trees required per net lot acre

B. 30% Palms Allowed: (2 palms = 1 tree)

( Less existing number of trees meeting minimum
requirements = 28 trees x net lot acres )

A. No. trees required x 10 = No. of shrubs required

C. % Natives Required = No. trees provided x 30%

B: No. shrubs allowed x 30% = No. of native shrubs required

F. Total number of trees:

TREES :

A. Square feet of open space
required by Chapter 33, as indicated on site plan:
Net lot area =115,567,789 s.f x 20% = 23,174 s.f
B. Square feet of parking lot open space
required by Chapter 18A, as indicated on site plan:
No. parking spaces 75 x 10 s.f per parking space
C. Total s.f. of landscaped open space
required by Chapter 33: A+B=

LAWN AREA CALCULATION
A. Total s.f. of landscaped open space:
required by Chapter 33
B. Maximum lawn area (St. Augustine sod)
permitted = 20% x _______s.f.=

D. Street trees (maximum average spacing of 35' o.c.):
1005 linear feet along street / 35 = 28.7

E. Street trees located directly beneath power lines
(maximum average spacing of 25' o.c.):140 linear
feet along street /25 =

SHRUBS

Net Lot Area ( acre )
Zoning District:

Net Lot Area ( S.F. )

Required Provided

LANDSCAPE LEGEND

00

222

740

222 min.

74 81

2929

23,174

-

83,685

-

2.65 115,567
MXD

(22) 1122

28

740 min.

x x

23

- -

- -

- -

43,560 SF
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CONCEPT - MASTER PLAN
SCALE: 1" = 20'-0"

TREES: 43
PALMS: 29
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1/22/15

HOTEL POOL & PLINTH DECK - PLAN
SCALE: 1/8" = 1'-0"

TREES: 7
PALMS: 5
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RESIDENTIAL TERRACES, COURTYARD, & POOL DECK - PLAN
SCALE: 3

32 " = 1'-0"

TREES: 15
PALMS: 29
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JAYCEE PARK - OFF SITE TREE PLANTING PLAN
SCALE: 1" = 20'-0"
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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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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 
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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. 
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T R A F F I C  S T U DY

David Plummer
& Associates

April 2015

  
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. 
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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. 

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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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, 2 residential units, 4,3 SF of restaurant space, and 14,  SF of retail space. 

The project proposes an onsite parking garage providing 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. 
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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, 23  residential units, 4,3  SF of restaurant space, and 14, SF of 

retail space. The project proposes an onsite parking garage providing  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. 
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1.3 Study Area and Methodology 
 

The analysis undertaken follows the study methodology previously discussed with and approved by 
the city of Coral Gables Public Works Department (See Appendix B). A synopsis of the 
methodology is as follows: 
 

Traffic Counts (Intersections) – Two-hour turning movement counts were collected for the 
AM (7-9 AM) and PM (4-6 PM) hours on a typical weekday at the following intersection: 
 

o US-1 / Alhambra Circle (S) 
o US-1 / Caballero Boulevard (U) 
o US-1 / Mariposa Court (S) 
o Caballero Boulevard / Hardee Road / Madruga Avenue (U) 

 
S= Signalized  
U=Un-signalized 

 
Traffic Counts (Segments) - 48-hour machine counts, summarized at 15-minute intervals, 
were taken during a typical weekday (Tuesday through Thursday only) at the following 
roadway segments: 
 

o 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, 9th Edition. 
 
Trip Distribution / Trip Assignment – Net new external project traffic were assigned to the 
adjacent street network using the appropriate cardinal distribution from the Miami-Dade
Long Range Transportation Plan Update, published by the Metropolitan Planning 
Organization. Normal traffic patterns were considered when assigning project trips. 

 
Background Traffic - Available Florida Department of Transportation (FDOT) and Miami-
Dade County (MDC) counts were consulted to determine a growth factor consistent with 
historical annual growth in the area.  The growth factor 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. 
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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. 
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2.0 DATA COLLECTION
 

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

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

sections.   
 

2.1 Roadway Characteristics 

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. 
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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 16th through September 17th, 

2014 at Madrugra Avenue between Hardee Road and Mariposa Court. Vehicle turning movement 

counts were taken on September 16th, 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 FDOTs generalized service volume tables provide the maximum volume for a specific Level of 

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

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

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

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

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

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

Exhibit 4 shows roadway link analysis for the segment based on the FDOT generalized peak hour 

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

standards (LOS E). 

Exhibit 4 
Existing Roadway Capacity Analysis 

Weekday AM and PM Peak Period Conditions 

Roadway Direction # of     
Lanes 

AM Peak 
Volume 

PM Peak 
Volume 

LOS
Std SV1

Meet
LOS
Std? 

Madruga Avenue between Hardee Road 
and Mariposa Court 

EB 1LD 36 133 E 640 Yes 
WB 1LD 75 42 E 640 Yes 

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

128



Paseo de la Riviera 
Traffic Study 

Page 10 

2.6 Intersection Capacity Analysis 

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

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

implements the Intersection Capacity Utilization method for determining intersection capacity. 

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

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

afternoon peak periods.  

 

The results show that the minor approach of the US-1 and Caballero Boulevard intersection 

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 

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 during existing conditions 

operates at low levels of service experiencing undesirable levels of delay. All other intersections 

operate within the city’s LOS standards (LOS E). Analysis worksheets are included in Appendix D.    
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Exhibit 5 
Existing Intersection Capacity Analysis 

Weekday AM and PM Peak Period Conditions 

Intersection 
Signalized/ 

Unsignalized 
Direction

AM Peak 
LOS

PM Peak 
LOS

LOS
Standard 

US-1 /  
Alhambra Circle 

S 

NB 
SB 
EB 
WB 

Overall 

E 
D 
C 
B 
C 

E 
E 
B 
B 
B 

E 
E 

E + 50 
E + 50 
N/A 

US-1 / Caballero Boulevard U NB F F E 

US-1 /  
Mariposa Court 

S 

NB 
EB 
WB 

Overall 

D 
B 
B 
B

D 
B 
B 
B 

E  
E + 50 
E + 50 
N/A 

Hardee Road  / Madruga Avenue  U SB A A  E  

Caballero Boulevard  /  
Hardee Road 

U 
NB 
SB 
WB 

A 
A 
A 

A  
A 
A 

E  
E  
E 

Source: David Plummer & Associates 
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3.0 PLANNED AND PROGRAMED  
ROADWAY IMPROVEMENTS 

 

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

Range Transportation Program (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 88th Street to I-95. However, this improvement was 

not considered in analysis. 
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4.0 FUTURE TRAFFIC CONDITIONS

4.1 Background Traffic and Committed Developments 
 

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

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

is included in Appendix C. This analysis indicated that traffic has a 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* 

 

Project ITE Land Use Size/Units 

AM Peak Hour 
Vehicle Trips 

PM Peak Hour 
Vehicle Trips 

In Out Total In Out Total 

UHealth 
Gables  

Medical Offices/ 
Surgery/ Imaging 
Land Use 720 

114,580 SF 216 58 274 92 237 329 

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. 
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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. 

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

Exhibit 7 
Future without Project Roadway Capacity Analysis 

Weekday AM and PM Peak Period Conditions 

Roadway Direction # of     
Lanes 

AM Peak 
Volume 

PM Peak 
Volume 

LOS
Std SV1

Meet
LOS
Std? 

Madruga Avenue between Hardee 
Road and Mariposa Court 

EB 1LD 37 136 E 640 Yes 

WB 1LD 77 43 E 640 Yes 
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4.3 Future Without Project Intersection Capacity Analysis 
 

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

Exhibit 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. 
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Exhibit 9 
Future without Project Intersection Capacity Analysis 

Weekday AM and PM Peak Period Conditions 

Intersection Signalized/ 
Unsignalized 

Direction
AM 
Peak 
LOS 

PM
Peak 
LOS

LOS
Standard 

(1) US-1 /  
Alhambra Circle 

S 

NB 
SB 
EB 
WB 

Overall 

E 
D 
C 
B 
C 

E 
E 
B 
B 
C 

E 
E 

E + 50 
E + 50 
N/A 

US-1 / Caballero Boulevard U NB F F E 

US-1 /  
Mariposa Court 

S 

NB 
EB 
WB 

Overall 

D 
B 
A 
B

E 
B 
B 
B 

E  
E + 50 
E + 50 
N/A 

Hardee Road  / Madruga Avenue  U SB A A  E  

Caballero Boulevard  /  
Hardee Road 

U 
NB 
SB 
WB 

A 
A 
A 

A  
A 
A 

E  
E  
E 

(1) PM 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. 
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Exhibit 10 
Project Trip Generation Summary 

Proposed ITE Land Use 
Designation1 Size/Units 

AM Peak Hour Vehicle 
Trips

PM Peak Hour
Vehicle Trips  

In Out Total In Out Total

Apartments 
(Land Use 223) 2  DU 

21 50 71 54 38 92 

  

31% In     69% Out 58% In     42% Out 

Hotel 
(Land Use310) 252 Rooms 

78 56 134 78 73 151 

  

59%In     41%Out 51% In     49% Out 

Restaurant 
(Land Use 931) 4,  SF 

0 0 0 22 11 33 

-  

- In        - Out 67% In     33% Out 

Specialty Retail 
(Land Use 826) 14,  SF 

0 0 0 17 21 38 

-  

- In        - Out 44% In 56%Out 

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 

Internal Capture2  0% (AM) 
12.4% (PM)

0 0 0 -16 -18 -34 

Pass-by Trip2  (Restaurant only) 44% 0 0 0 -10 -5 -15 

Net External Trips (Proposed) 87 90 177 123 102 225 
1 Based on ITE Trip Generation Manual, Ninth Edition, 
2 Based on ITE Trip Generation Manual User’s Guide and Handbook, Ninth Edition 
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Exhibit 10 - continued 
 

Existing ITE Land Use
Designation1 Size/Units 

AM Peak Hour
Vehicle Trips  

PM Peak Hour
Vehicle Trips  

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 
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4.5 Project Trip Assignment 

 

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

TAZ 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 
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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 

Roadway Direction # of     
Lanes 

AM Peak 
Volume 

PM Peak 
Volume 

LOS
Std SV1

Meet
LOS
Std? 

Madruga Avenue between Hardee 
Road and Mariposa Court 

EB 1LD 25 121 E 640 Yes 

WB 1LD 88 60 E 640 Yes 
1 Madruga Avenue: Class II Arterial 1 Lanes -20% for No Exclusive Right/Left Turns (800 vph * 0.8 = 640 vph) 
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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. 

 
 

136



Paseo de la Riviera 
Traffic Study 

Page 26 

Exhibit 15 
Future with Project Intersection Capacity Analysis 

Weekday AM and PM Peak Period Conditions 
 

Intersection Signalized/ 
Unsignalized/ 

Direction
AM 
Peak 
LOS 

PM Peak 
LOS

LOS
Standard 

(1)US-1 /  
Alhambra Circle 

S 

NB 
SB 
EB 
WB 

Overall 

E 
D 
C 
C 
C 

E 
E 
B 
B 
C 

E 
E 

E + 50 
E + 50 
N/A 

US-1 /  
Caballero Boulevard 

U NB F F  E 

US-1 /  
Mariposa Court 

S 

NB 
EB 
WB 

Overall 

E 
A 
A 
A

E 
A 
A 
B 

E  
E + 50 
E + 50 
N/A 

Hardee Road  /  
Madruga Avenue  

U SB A A  E  

Caballero Boulevard  /  
Hardee Road 

U 
NB 
SB 
WB 

A 
A 
A 

A  
A 
A 

E  
E  
E 

(1) 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   

ITE Land Use Designation Percentage
of Trips1

PM Peak Hour
Vehicle Trips 

In Out Total

Hotel 
 (ITE Land Use 310) 30% 21 20 41 

East valet drop-off/pick-up  
Quality Restaurant 

(Land Use 931) 20% 4 2 6 

Specialty Retail 
(Land Use 826) 10% 2 2 4 

(1) Percentage calculated              Source: ITE Trip Generation Manual, 9th 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 ( ) which is the 

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

 

 
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 
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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 (2nd 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.  
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Exhibit 17
West Valet Drop-off/ Pick-up Processing Rate 

 
Valet Time (Inbound)
Processing time:                                                                51 sec / 60 sec / 1 min = 0.85 min 
Driving time (most distant space):          1170 ft * 1 mile/5280 ft * 1hr/10 miles * 60 min/hr = 1.33 min 
Walking time:                                                                           415ft/6 ft/sec / 60 sec/min = 1.15 min 

Total                                                                                                                       = 3.33min    
    

Valet Time (Outbound)
Processing time:                                                                51 sec / 60 sec / 1 min = 0.85 min 
Driving time (most distant space):            930 ft * 1 mile/5280 ft * 1hr/10 miles * 60 min/hr =1.06 min 
Mechanical arm gate time: = 0.25 min 
Walking time:                                                                           415ft/6 ft/sec / 60 sec/min = 1.15 min 

Total                                                                                                                       = 3.31 min    

Weighted Valet Time
53% Inbound Valet parking:                                                  0.53*3.33 min = 1.76 min 
47% Outbound Valet Parking:                                                             0.47*3.31 min = 1.56 min 
 Total                                                                                                                = 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 =  

q = Demand Rate =  

N = Service Positions = 4 attendants 
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 = Utilization factor = 0.5671 

Qm = Table Value = 0.2499

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

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.   

 

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:                                                                51 sec / 60 sec / 1 min = 0.85 min 
Driving time (most distant space):            480 ft * 1 mile/5280 ft * 1hr/10 miles * 60 min/hr = 0.55 min 
Walking time:                                                                           400ft/6 ft/sec / 60 sec/min = 1.11 min 

Total                                                                                                                       = 2.51min    
    

Valet Time (Outbound)
Processing time:                                                                51 sec / 60 sec / 1 min = 0.85 min 
Driving time (most distant space):            600 ft * 1 mile/5280 ft * 1hr/10 miles * 60 min/hr =0.68 min 
Walking time:                                                                           400ft/6 ft/sec / 60 sec/min = 1.11 min 

Total                                                                                                                       = 2.64 min    

Weighted Valet Time
60% Inbound Valet parking:                                                  0.60*2.51 min = 1.50 min 
40% Outbound Valet Parking:                                                             0.40*2.64 min = 1.05 min 
 Total                                                                                                                = 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 =  

q = Demand Rate =  

N = Service Positions = 2 attendants 

 = Utilization factor = 0.2133 

Qm = Table Value = 0.0756

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

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. 
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6.0 CONCLUSIONS 

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

accordance with the requirements of the city of Coral Gables.  The 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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Coral Gables Hotel and Apartments 
Traffic Analysis Methodology 

September 9, 2014 
Revised: September 11, 2014

DPA will undertake a Traffic Impact Analysis as required by the City of Coral Gables.  
The analyses are for the existing conditions, future conditions with committed 
development, and the future conditions with project and committed developments.   

Location: The site is located at 1350 S. Dixie Highway (US-1) in Coral 
Gables, FL. 

Existing Site:  Hotel – 155 rooms 

Proposed Plan:  Hotel – 252 rooms 
Residential – 188 units 
Restaurant – 4,150 SF 
Retail – 15,525 SF 

The proposed methodology is outlined below: 

• 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 
following intersections: 

o US-1 / Alhambra Circle (S) 
o US-1 / Caballero Blvd (U) 
o US-1 / Mariposa Court (S) 
o Caballero Boulevard / Hardee Road / Madruga Avenue (U) 

S= Signalized  
U=Un-signalized 

• Traffic Counts (Links) – Twenty-four bi-directional machine counts will be 
collected on Madruga Avenue between Hardee Road and Mariposa Court. 

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

2 | P a g e

• Trip Generation – project trips will be estimated using trip generation information 
published by the Institute of Transportation Engineers (ITE) Trip Generation 
Manual, 9th Edition. 

• Trip Distribution / Trip Assignment – Net new external project traffic will be 
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 will also be 
considered when assigning project trips. 

• Background Traffic - Available Florida Department of Transportation (FDOT) and 
Miami-Dade County (MDC) counts will be consulted to determine a growth factor 
consistent with historical annual growth in the area.  The growth factor will be 
applied to the existing traffic volumes to establish background traffic 

• Future Transportation Projects – The 2013 TIP and the 2035 LRTP will be 
reviewed and considered in the analysis at project build-out. 

• Committed Developments – This information will be provided by the city of Coral 
Gables. 

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

• Link /Segment capacity will be estimated using generalized vehicular capacities 
from the latest FDOT LOS Manual, or other acceptable equivalent. 

QUEUING ANALYSIS
If a gated parking entrance or a drop-off area is proposed, a queuing analysis will be 
required.  The potential queue will be calculated based on the peak hour traffic published 
by ITE’s Trip Generation, 9th Edition.  The project trip generation for the PM peak hour 
(the critical inbound hour) will be used for the analysis. The processing time will be 
determined based on data provided by the gate manufacture.  Data collected and processing 
time calculation will be included in the study.  

w:\14\14196\traffic analysis\methodology.docx  
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