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Type Requirements 

D. Performance standards. 
1.   Minimum site area 

for an MXD 
District. 

Twenty-thousand (20,000) square feet. 

2.   Minimum site area 
for an MXD 
project/building. 

Twenty-thousand (20,000) square feet. 

3.   Minimum site area 
for an MXD 
project/building 
within North and 
South Industrial 
MXDs as defined 
on the Official 
Zoning Map. 

Greater than forty-five (45) feet in height shall provide a minimum of one- 
hundred (100) feet of primary street frontage and a minimum site area of ten- 
thousand (10,000) square feet. 

4.   Lot coverage. No minimum or maximum. 
5.   Mixed use 

percentages. 
Provide a minimum of eight (8%) percent of the total square footage of the 
building square footage (not including parking garage square footage) or the 
entire ground floor, whichever is greater, of permitted ground floor uses. 
Remaining portions of the building may be uses permitted in the underlying 
zoning designations as modified by these regulations.  

6.   Mediterranean 
architecture. 

Mandatory for MXD overlay districts only. 

E. Building regulations. 
1.   Encroachments of 

bridges over 
rights-of way. 

Bridges traversing a public right-of-way are permitted, however, only if 
properties on both sides are under same ownership. 

2.   Encroachments for 
balconies, 
awnings, etc. 

Subject to applicable regulations. _ 

3.   Floor area ratio. Up to 3.5 with Mediterranean architecture. 
4.   Floors. No minimum or maximum required. 
5.   Floor-to-floor 

height. 
The minimum floor-to-floor height shall be permitted as regulated per the 
Building Code. 

6.   Height. The maximum allowable building height(s), subject to satisfying Article 3, 
Division 4, Conditional Uses, for habitable space for the following underlying 
zoning designations and uses may be granted as follows: 
• Commercial Limited District: Up to and including seventy-five (75) feet. 
• Commercial District: Up to and including one-hundred (100) feet. 
• Industrial District: Up to and including one-hundred (100) feet. 
• Manufacturing uses: Up to and including forty-five (45) feet. 
 
>> For properties which have an underlying zoning designation of Industrial, 

the City Commission may approve up to an additional twenty (20) feet of 
habitable building height upon finding that the proposed building complies 
with the following criteria: 

 
1. The building has no more than ten (10) stories. 
2. The additional building height is for the purpose of providing increased 
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floor to ceiling height in residential units. 
3. The additional building height enhances the building’s aesthetics and the 

aesthetics of the surrounding area. 
4. The additional building height does not result in increased density or floor 

area. << 
 

7.   Heights of 
architectural 
elements, etc. 

The maximum allowable height(s), subject to satisfying Article 3, Division 4, 
Conditional Uses, of architectural elements, spires, bell towers, elevator 
housings or similar non-habitable structures for the following underlying 
zoning designations and uses may be granted as follows: 
• Commercial Limited District: Up to and including fifteen (15) feet. 
• Industrial and Commercial Districts: Up to and including twenty-five (25) 

feet. 
• Manufacturing uses: Up to and including ten (10) feet. 
 
>>For properties which have an underlying zoning designation of Industrial 

and obtain approval from the City Commission for additional habitable 
space height pursuant to Section 4-201(E)(6), the maximum height of 
architectural elements is subject to the discretion of the City Commission 
which may determine, as part of the site plan approval process, what 
architectural feature height is appropriate based on the aesthetics and design 
of the proposed building.<< 

8.   Height adjoining 
residential uses. 

Properties which are adjacent to residential district designations shall be 
limited to a maximum height (habitable space) of forty-five (45) feet within 
one hundred (100) feet of the adjacent right-of-way line. Ten (10) additional 
feet are permitted for roof top architectural elements, etc. above the habitable 
height. >>The City Commission may, at its discretion, approve increased 
height for architectural features for properties which are adjacent to residential 
district designations if it finds that the increased architectural feature height is 
appropriate based on the aesthetics and design of the proposed building and 
that such increased architectural feature height will not have a negative impact 
on adjacent residential uses.<< 

9.   Number of 
buildings per site. 

No minimum or maximum required. 

10.   Ground floor 
building frontage 
on primary streets. 

Minimum of fifty (50%) percent of the linear ground floor building frontage 
shall include retail sales and service, office, or restaurant or public realm land 
area (i.e. plazas, courtyards, open space, etc.) uses. Primary street means a 
major street of considerable continuity which serves or is intended to serve as a 
major traffic artery connecting large areas of the community (City). 

11   Ground floor 
building frontage 
on secondary 
streets. 

Minimum of forty (40%) percent of the linear ground floor building frontage 
shall include retail sales and service, office, or restaurant or public realm land 
area (i.e. plazas, courtyards, open space, etc.) uses. Secondary street means a 
minor street used to access abutting properties which carries traffic to the 
primary street system. 

12   Retail frontage on 
alleys. 

No minimum or maximum required. 

13.   Residential 
density. 

Up to a maximum of one hundred and twenty-five (125) units per acre except 
for properties in the Central Business District (CBD) and the North and South 
Industrial Mixed Use Districts. There shall be no density limitations in the 
CBD and the North and South Industrial Mixed Use Districts. 

14.   Setbacks 
(buildings). 

Front: Up to forty-five (45) feet in height: None. If over forty-five (45) feet in 
height: Ten (10) feet 
Side: Interior side: None.  
Side street: Fifteen (15) feet.  

9ARTICLE 4 ZONING DISTRICTS
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DPZ 
 
 
January 9, 2015 
 
Ramon Trias, Director 
Coral Gables Department of Planning and Zoning 
427 Biltmore Way, Suite 201 
Coral Gables, Florida 33134 
Tel 305-460-5211 
   
Dear Mr. Trias, 
 
The Collection Residences project is requesting an amendment to the Mixed Use Overlay District 
(MXOD) zoning regulations which would allow, subject to City Commission approval, additional height 
for the residential portion of a building at the address: 250 Bird Road.  The MXOD regulations 
presently allow a height of 100 feet to the eave for properties with an underlying Industrial District 
zoning designation and an additional 25 feet of height for architectural features. The proposed Code 
amendment would permit the City Commission to approve an additional habitable-space height as well 
as additional height for architectural features. The requested height for the residential portion of the 
building is 115’ - 6", and 175’-9" for the decorative extension over the entrance facing Altara Avenue,. 
The commercial portion of the building facing Bird Road conforms to the Code height limit of a 
maximum of 45 feet and proposes an architectural feature which is 66 feet in height and exceeds the 
maximum 10 feet of height presently permitted for architectural features for this portion of the 
building 
  
With the understanding that such an allowance could lead to future similar requests, the justification 
for this request is as follows:  
  
1. The additional height of the residential portion of the building does not represent any increase in 

density over that possible within the 100-foot zoning envelope. In other words, the proposed 
design does not increase the number of stories over that possible within the 100-foot limit; the 
additional height is distributed among the ten stories. The building has a podium of four stories, 
which includes live-work units and liner apartments concealing the parking garage on three sides, 
Aurora Street, Altara Avenue, and Salzedo Street.  The podium stories range from 10’-3"  to  14’- 6”  
floor to floor.   The tower stories range from 11’-6" to 12’-9" floor to floor. The northern portion of 
the building (the commercial portion of the building) facing Bird Road and Aurora Street and 
Salzedo Street, has a tall commercial story with two parking garage stories above that and below a 
pool deck, conforming to the code requirement of a 45-foot maximum. It is important to note that 
the proposed Zoning Code text amendment requires that any project requesting increased height 
establish that it is limited to 10 stories and that the proposed height increase will not result in 
increased density or floor area. Additionally, the maximum height made possible by the proposed 
Zoning Code text amendments are nowhere near the maximum heights already existing or 
permitted in other parts of the City where 190.5 feet of habitable building height are permitted and 

1023 SW 25th Avenue, Miami, Florida 33135           
Tel: (305) 644-1023 Fax: (305) 644-1021 www.dpz.com 

an additional 62 feet of height are permitted for architectural features. The maximum height 
permitted by the proposed Zoning Code text amendments will be in scale with the surrounding area 
and the existing as built environment.   

 
2. The housing in this project is intended to serve Coral Gables residents moving out of houses and 

downsizing into apartments:  empty nesters. There are 130 units, ranging from 1120 square 
feet to 6145 square feet. These have rooms of a scale that require taller than minimum ceilings to 
maintain gracious interior room proportions, and the ceiling heights range from 9‐6” to 10’‐9”.  
These dwelling units, of larger area and taller spaces than most of their recently‐built 
surroundings, bring diversity to the local market, and bring an increase in quality to this growing 
neighborhood of housing in the south of Bird Road area.  

 
3. The additional height of the decorative extension, at the southern façade, is proposed for aesthetic 

reasons. The tower marks the main entrance of the residential building and requires a certain 
height to have an appropriate proportion in relation to the building as whole. The entry façade and 
tower are the central third of the Altara Avenue façade, and seek to be a vertically proportioned 
element that complements the overall horizontal massing of the building. While not replicating it by 
any means, this facade takes a cue from the Biltmore Hotel, a building of dominantly horizontal 
mass, with a tower extending above the main body of the building, articulated from base to top. 
The Collection Residences façade, has a central vertical element that rises above the wings to 
produce the visual effect of a ceremonial tower celebrating entry, flanked by the more vernacular 
style wings of the apartments. As this central portion of the Altara façade is setback somewhat 
behind the wing facades, the tower likewise is setback, and in order to be seen from the 
surrounding streets, requires the height. 
 

4. The additional height of this project or potential others in this area will not adversely impact 
surrounding neighborhoods because this entire area is distant from single‐family homes.  With a 
tower setback of approximately 200 feet from Bird Road to the north, with the Coral Gables High 
School to the west, Dixie Highway to the south and the City of Miami to the east, where already a 
number of taller buildings are under construction, the impact of the additional height of this project 
will not have an adverse impact on its surroundings. Indeed conversely, by its attention to 
composition and proportions, the Collection Residences may have a beneficial affect on the design 
of future projects in this area. 
  

5. Furthermore, it is important to note that the proposed Code amendment provides that additional 
height can only be requested for properties, or portions thereof, that have an underlying Industrial 
District zoning designation.   As is indicated in the Potential Developments Diagram attached to this 
statement as Exhibit “A,” the area with the underlying Industrial District zoning is limited in 
extension and largely redeveloped or in the process of being redeveloped already. The practical 
effect of this requirement is to limit the number of projects for which this increased height 
allowance could be permitted and to concentrate the increased height to the center of the Mixed‐
Use Overlay Districts and along South Dixie Highway and away from the Bird, Le Jeune, and Ponce 
de Leon street frontages which will maintain the very agreeable pedestrian scale which is 
developing along those street frontages. 

 
In summary, the impact of allowing The Collection Residences to be built with additional height 
promises to add to the quality of the overall redevelopment of this part of Coral Gables, and to provide 
the residents of Coral Gables with a new alternative of high‐quality urban residences in a neighborhood 
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DPZ 
that is developing with great attention to pedestrian quality of its streets, close to shopping, close to 
transit, and with excellent accessibility to the region's educational institutions and workplaces. This is 
an important location in the City, deserving of the highest quality urban and building design.  
  
 
Sincerely yours, 
 
 
 
Elizabeth Plater‐Zyberk, FAIA 
Principal 
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PROPOSED PASEO &
DRIVEWAY: 20,280 SF
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Existing Alley Provides:

 Service drive for existing properties

 Placement of utility lines (both below ground & above ground)

 Alley Parking

Existing Alley Area: 16,050
FAR x    3.5
Total 56,175 SF

Proposed Project Will Provide the Following per Ordinance:

Public Easement over paseo and driveway

Relocation of utilities below grade (not shown here)

Consolidation of service elements within enclosed and roofed area

Public accessible bicycle racks

In Addition to Ordinance Requirements:

Off-site Pedestrian Improvements (see Exhibit E pages 14-15)

Off-site landscaping improvements (on opposite side of Salzedo, Altara and Aurora)

Off-site decorative pavers

Off-site utilities improvements (pumpstation upgrade not shown here)

Increased tax revenue to the city of approximately $1 million per year

42 replacement covered public parking spaces (see Level 03 page 35)

1

3

2

4

5

7
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9

10

4

Existing Alley to be Vacated: 16,050 SF

Public Easement Provided over
Internal Driveway & Paseo: 20,280 SF

EXHIBIT D

13ALLEY VACATION



14 OFF-SITE PEDESTRIAN IMPROVEMENTS

EXHIBIT E



15

EXHIBIT E

OFF-SITE PEDESTRIAN IMPROVEMENTS



16



Sheet no.
Date: 01/14/2015
AERIALS

2.1
01/24/2013

17AERIAL PHOTOGRAPHS OF PROPERTY



Sheet no.
Date: 01/14/2015
EXISTING ELEVATIONS

2.218 EXISTING ELEVATIONS



Sheet no.
Date: 01/14/2015
EXISTING ELEVATIONS

2.319EXISTING ELEVATIONS



Sheet no.
Date: 01/14/2015

AURORA STREET 
ELEVATION

SALZEDO STREET 
ELEVATION

ADJACENT ELEVATIONS

2.420 ADJACENT ELEVATIONS



Sheet no.
Date: 01/14/2015
ADJACENT ELEVATIONS

2.5

ALTARA AVENUE 
ELEVATION

BIRD ROAD 
ELEVATION

21ADJACENT ELEVATIONS



1

1

1
8

2

6

1

7
4

1

8

9

35

1

1

9

9 5

5

6

6

1

2

1

8

4

3

20

1

1

3

3

2

9

1

3

1

7

2

7
1 1

3

16

2

7

1

6

3

6

8

1

5

1

9

7

2

4

19

4

4

1

5

1

5

8

9

6
2

3

34

1

1

5

4

7

1

6

1

5

1

7

4

9

3

2

8

4

1

8

2

6

3

4

2

2

6

8

5

3

4

4

5

2

8

9

2

9

2

6

1
9

6

7

22

2

2

3

1

3

3

7

1

43

7

7

8

9

5

8

6

12

1

11

4

10

7

4

11

3

3

5

2

6

2

5

19

2

2

9

10

8

1

3
2

1

4

7

4

5

8

11

6

5

9

7
7

5

9

1

9

1

11

8

6 7

1

7

7

2

54

3

6

2

13

3

5

2

2

12

4

14

1

8

5

3

4

9

6

1

16

85

24

3

19

1

6

13

9

8

26

4

12

3

1

8

2

4

5

10

4

7

6

3

13

4

2

8

1

12

7
7

9

6

3

8

2

8

6

9

2

3

5

9

3

33

5

9

13

5

14

15

4

6

9

8

4

9

7

4

2

3

8

8

9

39

15

6

5

1

9

7

1

18

8

8

2

3

8

2

31

7

7

3

20

9

18

8

6

2

7

2

17

8

3

5

3

14

9

3

4

9

13

5

6

6

3

3
3

2

8

16

6

6

6

6

17

7

32

8

7

5

8

98

64

7

4

4

2

7

6

4

5

5

2

5 6

4

3

5

7

4

3

4

2

2

4

6

7

3 7

7

6

2

6

3

5

7 9

4

6

7

16

5

15

5

4

6

9

8

3

7

15

5

3

7

6

6

14

7

7

16

8

4

9

3

9

7

4

9

5

17

4

7

6

4
5

6

8

3

9

11

5

5

7

7

2

8

21

3

6

5

8

5

1

3

4

8

1

17

8

29

6

5

3

5

2

9

9

7

3

8

6

9

8

1

3

18

7
5

9

2

9

4

9

5

22

9

5

8

1

4

4

7

4

1

7

6

3

2

5

14

9

5

1

7

13

25

6

8

8

4

6

3

6

5

8

30

1

2

18

3

9

9

8

2

9

7

11

8

24

12

4

28

21

10

3

11

1

17

13

2
1

1

1

3

26

12

8

4

18

2
20

3

7

5

14

2

2

2

6

4 2

4

27

2

4

9

8

1

20

35

1

22

2

5

6

4

1

59

4

10

19

2

19

25

21 23

16

12

23

1

10

22

1

16

20

3

13

19

3 1

21

17

6

1

24

17

2

10

15

63

13

13

11

2

3

23

12

23

11

7

15

24

12

15

18

2

22

16

23

62

2

22

13

11

21

14

10

11

2

14

17

14

15

10

10

1820
16

14

20

22

19

19

19

14

25

23
17

18

13

26

13

16 17

12

55

15

12

15

12

14

11

17

20

14

27

13

28

10

24

19

15
20

23

14

56

24

12

14

12

15

18

20

21

14

21

11

25

18

17

22

21

16

11

10

18

22

14

32

14

11

18

19

26

13

11

16

24

17

10

11

11

11

27

1719

16

13

13

12

18

11

10

12

19

11

16

10

1923

30

12

14

19

12

11

28

14

29

10

13

17

16

23
29

12

20

12

13

17

21

13

13

27 20

13

13

11

25

10

30

12

11

10

10

11

18

16

10

18

13

15

18

16

33

31

15

23

11

20

10

15

15

22
22

10

24
19

11

68

10

18

26

10

21

18

14

14

10

28

25

11

14

20

13

13

16

24

20

23

11

15

10

26

11

17

13

11

14

21

28

14

13

19

10

10

115

21

15

72

13

35

15

15

61

12

11

58

22

11

25

12

19

10

25

17

65

11

18

18

26

21

37

22

13

22

24

17

16

26

11

25

12

23

10

26

14

12

21

11

34

11

25

21

19

20

67

14

17

29

12

12

21

36

69

11

18

21

20

10

27

23

15

19

31

32

57

21

16

12

25

16

26

19

25

23

31

11

21

11

26

27

24

23

18

15

60

11

15

12

19

17

54

10

12
10

22

12

10

10

17

11

21

38

12

25

14

23

36

10

26

17

14

14

14

23

12

14

12

20

10

19

23

22

16

28

22

16

10

24

59

19

14

15

18

17

30

18

14

32

25
23

14

26

23

20

10

18

27

16 13

71

13

19

16

16

19

34

22 17

12

17

18

15

12

22

20

26

15

19

10

13

22

24

13

17

12

15

20

17

15

25

15

14

29

20

29

22

28

23

24

30

25

14

20

16

53

24

16

11

18

39

21

20

22

12

16

18

21

33

15

20

15

28

12

66

15

18

22

24

21

10

18

16

10

15

17

31

14

10

38

14

22

15

38
27

37

25

27

17

24

24

10

19

17

19

15

22

16

12

20

17

39

35

17

18

21

19

24

22

11

25

16

24

13

28

16

12

17

18

13

24

20

18

28

19

22

18

20

26

20

17

6

19

13

29

24

13

12

22

25

12

23

18

15

12

24

30

23
21

18

2627

26

20

35 34

19

10

27

20

28

15
24

13

15

28

33

18

14

10

27

19

21

26

27

32 23

29

36

23
20

16

31
23

16

17

26

13

24
28

17

15

2237

7

27

28

16

8

13

23

23

27

21

52

20

13

25

19

13

2120

16

19

22

17

18

17

28
27

24

27

10

14

19

18

9

19

22 21

20

12 11 10
13

64

70

TRACT B

TRACTA

TRACT 1

TRACT A

TRACT C

9

1

8

TR. B

1

8

1

2

1

3

1

20

3

6

1

1

7
5 6

4 38
3

9

7

4 5

7

7

2

5

1

8

4

6

2

4

1

2

9

8

5

1

2

1

1

2

4

5

1

4

7

5

8

7

8

7

9

7

3

3
32

2

6

4

5

9

63

9

4

9

1

3

9

3

7

3

5

9

2

5

6

6
6

4

1
2

5

4

9

4

8

76

2

8

8

2

11

5

7

6
4

8

2
4

7

4

6

8

7

2

6

5

3

3

9

9

8

3

7

6

7

9

9

9

4

9

8

4

7

6

5

3

2

3

3

9

6

9

3
4

7

5

9

8 8

6

5

1

3

8

6

5

4

8

1

7
8

2

35

39

39

2

2

25
12 24

22

11

23

12

88

42

13

3

20

1111

22

19

26

24

3632

12

22

16

26

21

17

21

22

22

21
39

1110

23

21

18

6

4140

28

21

23

14

12

22

24

41A

26

22
21

13

2622

19

14

15

21

22

16

44
30

31

12

35

27

25

18

14

28

22

14

20

33
27

3829

14

11

34

12

29

32

30

23 31

1617

54

29

29

23

14

14

27

29

17

11

25

62

29

15

9

51

12

15

14

46

13

13

46

15

27

22

30

21

50

25

28

12

18

5653

46

16

14

48

38

16

15

20

64

10

58

18

34

16
40

55

13

61

36

51

11

48

37

15

11

74

15

81

66

13

48 55 59

15

32

42

29

23

46

38

11

45

41

17

10

13

10

10

34

11

75

85

42

35

41

44

11

21

27

50

78

35

36

39

4947

10

21

68

59

69

10

25

11

63

45

30

25

14

53

18

70

52

33

15
17

12

42

22

19

10

26

19

16

19

24

50

17

20

87

61

79

19

16

37

18

31

15

27

56

47

57

51

10

45

15

23

11

14

10

42

21

31

57

11

67

20

23

18

20

72

18

32

60

20

13

33

12

43

11

36

21

12

13

17

14

36

18

39

23

21

25

17

13

83

46

16

16

13

17

18

25

21

20

14

33

17

58

20

22

40

29

62

42

13

25

17

40

32

11
28

28

23
20

32

40

23

26

40

39

15

39

29

38

19

31

22

37

20

21

10

19

37

15

42

18

28

12

21

26

19

20

2728

12

41

23

18

18

26

82

49

27

20

23

10

76

31

29

12

34

23

49

16

37

13

10

13

29

14

25

48

24

39

26

30

11

37

15

32

38

52

23

38

22

33

24

33

32

28

34

19

38

27

60

32

20

20

12

45

44

19

77

19

31

18

20

10

42

80

37

39

1231

10

32

35

35

22

11

16

12

19

30

34

15

24

37

47

13

34

15

21

17

36

43

17

33

73

41

35

22

14

28

28

31

20

16

19

54

24

30

16

14

15

24

37

14

33

39

35

17

31

13

30

44

15

19

16

29

18

33

31

16

25

35

15

14

28

28

42

26

32

34

12

13

35

43

37

40

40

36

31

15

38

10

84

16

14

41

21

16

21

25

43

34

16

17

19

27

86

47

26

24

12

45

41

30

33

22

16

35

50

38

18

16

34

16

49

41

71

34

17

39

36

17

26

32
30

10

43

25

25

36

17

40

30

65

26

12

13

27

11

24

27

14

38

13

19

40

30

21

27

36

15

33

37

19

13
12

51

14

26

14

18

16B

24

44

16A

24

27

15

6

18

10

1

36

24

41

25

16

12A
10A

19
20

17
18

18
17

1

2 3

9
8

13

18

4

7

14

17

21

12

11
20

19
29

25

24

27

26

32

34

40
2

1

42 38

39

36

37

99

100

103

104

107

92

106

105

102

101

98
93

94

36A

95

96

97

1 2 3 4

9 8 7 6

5

5

12 13

1010

11
18

15

16

17

14

2
1

C

1
3A

2A2B

1B 1A

3

5

2

1

1 6

28

30

31

35

4

SW 40TH ST

P
O

N
C

E
D

E
LE

O
N

B
D

A
U

R
O

R
A

S
T

S
A

LZE
D

O
S

T

LA
G

U
N

A
S

T

SAN LORENZO AV

RUIZ
AV

GRECO AV

SAN LORENZOAV

ALTARA AV

PONCE DE LEON
BD

S DIXIE
HY

OAK AV

FROW AV

FLORIDA AV

GEORGE ALL
EN

AV

JE
FFE

R
S

O
N

S
T

GRAND AV

B
R

O
O

K
ER

S
T

GRANELL
O

AV

S
W

42N
D

AV

LE
JE

U
N

E
R

D

R
IV

IE
R

A
D

R

BIRD RD

VELARDE AV

CANDIA AV

H
A

R
LA

N
O

S
T

S
E

G
O

V
IA

S
T

UNIVERSITY DR

SAN ANTONIO AV

ALTARA AV

SAN LORENZO AV

SAN ESTEBAN AV

JERONIMO DR

VILABELLA AV

ALMINAR AV

CADAGUA AV

BLUE RD

BARGELLO AV

VITTORIO AV

PERUGIA AV

BIANCA AV

CASTANIA AV

SAN SOVINO AV

AMALFI AV

ROSARO AV

GRANT DR

JEFFERSON DR

WASHINGTON DR LIN
C

O
LN

D
R

M
A

G
G

IO
R

E
S

T

RI
VI

ER
A

DR

MILLER RD

LE
JE

U
N

E
R

D
S

W
42N

D
AV

MENENDEZ AV

S
A

N
V

IC
E

N
TE

S
T

S DIXIE
HY

ROSARO
AV

MAGGIOREST

SUAREZ ST

PONCE DE LE
ON

BD

BLUE RD

S BILTMORE DR

RONDA ST

SAN
ESTEBAN AV

A
N

D
E

R
S

O
N

R
D

LO
RETTO

AV

MADISON LA

BIRD RD

CANDIA AV

VELARDE AV

ALTARA AV

BENEVENTO AVCREMONAAVSISTIN
AAV

DONATELLO
ST

ORDUNACT

PARADISO
AV

O
R

D
U

N
A

D
R

SARDINIA ST
PALM

AR
ITO

S
T

M
ONSER

R
ATE

S
T

JERONIMO
DR

S GRAND AV

SW
42N

D
AV

O
RD

UNA
DR

R
IV

IER
A

DR

POINCIANA AV

C
ITY

O
F

M
IA

M
I

C
ITY

O
F

M
IA

M
I

PLATE 6

PL
A

TE
8

PLATE 10

PLATE 12

CORAL GABLES WATERWAY

CORAL GABLES
SENIOR

HIGH SCHOOL

G
E

O
R

G
E

W
A

S
H

IN
G

TO
N

C
A

R
V

E
R

S
C

H
O

O
L

RIVIERA

SECTION #1
INDUSTRIAL

SECTION

COCONUT GROVE

WAREHOUSE CENTER

MACFARLANE

HOMESTEAD

WATERWAY

VIEW

GOLDEN GATE

SECTION

RIVIERA

SECTION #2

0 200 400 600 800
Feet N

South Industrial Mixed-Use District

North Industrial Mixed-Use District

Zoning Map
City of Coral Gables
Planning Department

February 2011

Plate
9 of 18Zoning Districts

(SFR) Single-Family Residential District

(MF1) Multi-Family 1 Duplex District

(MF2) Multi-Family 2 District

(S) Special Use District

(P) Preservation District

(C) Commercial District

(I) Industrial District

(CL) Commercial Limited District

(MFSA) Multi-Family Special Area District

(UCD) University Campus District

PROJECT
SITE

1

1

1
8

2

6

1

7
4

1

8

9

35

1

1

9

9 5

5

6

6

1

2

1

8

4

3

20

1

1

3

3

2

9

1

3

1

7

2

7
1 1

3

16

2

7

1

6

3

6

8

1

5

1

9

7

2

4

19

4

4

1

5

1

5

8

9

6
2

3

34

1

1

5

4

7

1

6

1

5

1

7

4

9

3

2

8

4

1

8

2

6

3

4

2

2

6

8

5

3

4

4

5

2

8

9

2

9

2

6

1
9

6

7

22

2

2

3

1

3

3

7

1

43

7

7

8

9

5

8

6

12

1

11

4

10

7

4

11

3

3

5

2

6

2

5

19

2

2

9

10

8

1

3
2

1

4

7

4

5

8

11

6

5

9

7
7

5

9

1

9

1

11

8

6 7

1

7

7

2

54

3

6

2

13

3

5

2

2

12

4

14

1

8

5

3

4

9

6

1

16

85

24

3

19

1

6

13

9

8

26

4

12

3

1

8

2

4

5

10

4

7

6

3

13

4

2

8

1

12

7
7

9

6

3

8

2

8

6

9

2

3

5

9

3

33

5

9

13

5

14

15

4

6

9

8

4

9

7

4

2

3

8

8

9

39

15

6

5

1

9

7

1

18

8

8

2

3

8

2

31

7

7

3

20

9

18

8

6

2

7

2

17

8

3

5

3

14

9

3

4

9

13

5

6

6

3

3
3

2

8

16

6

6

6

6

17

7

32

8

7

5

8

98

64

7

4

4

2

7

6

4

5

5

2

5 6

4

3

5

7

4

3

4

2

2

4

6

7

3 7

7

6

2

6

3

5

7 9

4

6

7

16

5

15

5

4

6

9

8

3

7

15

5

3

7

6

6

14

7

7

16

8

4

9

3

9

7

4

9

5

17

4

7

6

4
5

6

8

3

9

11

5

5

7

7

2

8

21

3

6

5

8

5

1

3

4

8

1

17

8

29

6

5

3

5

2

9

9

7

3

8

6

9

8

1

3

18

7
5

9

2

9

4

9

5

22

9

5

8

1

4

4

7

4

1

7

6

3

2

5

14

9

5

1

7

13

25

6

8

8

4

6

3

6

5

8

30

1

2

18

3

9

9

8

2

9

7

11

8

24

12

4

28

21

10

3

11

1

17

13

2
1

1

1

3

26

12

8

4

18

2
20

3

7

5

14

2

2

2

6

4 2

4

27

2

4

9

8

1

20

35

1

22

2

5

6

4

1

59

4

10

19

2

19

25

21 23

16

12

23

1

10

22

1

16

20

3

13

19

3 1

21

17

6

1

24

17

2

10

15

63

13

13

11

2

3

23

12

23

11

7

15

24

12

15

18

2

22

16

23

62

2

22

13

11

21

14

10

11

2

14

17

14

15

10

10

1820
16

14

20

22

19

19

19

14

25

23
17

18

13

26

13

16 17

12

55

15

12

15

12

14

11

17

20

14

27

13

28

10

24

19

15
20

23

14

56

24

12

14

12

15

18

20

21

14

21

11

25

18

17

22

21

16

11

10

18

22

14

32

14

11

18

19

26

13

11

16

24

17

10

11

11

11

27

1719

16

13

13

12

18

11

10

12

19

11

16

10

1923

30

12

14

19

12

11

28

14

29

10

13

17

16

23
29

12

20

12

13

17

21

13

13

27 20

13

13

11

25

10

30

12

11

10

10

11

18

16

10

18

13

15

18

16

33

31

15

23

11

20

10

15

15

22
22

10

24
19

11

68

10

18

26

10

21

18

14

14

10

28

25

11

14

20

13

13

16

24

20

23

11

15

10

26

11

17

13

11

14

21

28

14

13

19

10

10

115

21

15

72

13

35

15

15

61

12

11

58

22

11

25

12

19

10

25

17

65

11

18

18

26

21

37

22

13

22

24

17

16

26

11

25

12

23

10

26

14

12

21

11

34

11

25

21

19

20

67

14

17

29

12

12

21

36

69

11

18

21

20

10

27

23

15

19

31

32

57

21

16

12

25

16

26

19

25

23

31

11

21

11

26

27

24

23

18

15

60

11

15

12

19

17

54

10

12
10

22

12

10

10

17

11

21

38

12

25

14

23

36

10

26

17

14

14

14

23

12

14

12

20

10

19

23

22

16

28

22

16

10

24

59

19

14

15

18

17

30

18

14

32

25
23

14

26

23

20

10

18

27

16 13

71

13

19

16

16

19

34

22 17

12

17

18

15

12

22

20

26

15

19

10

13

22

24

13

17

12

15

20

17

15

25

15

14

29

20

29

22

28

23

24

30

25

14

20

16

53

24

16

11

18

39

21

20

22

12

16

18

21

33

15

20

15

28

12

66

15

18

22

24

21

10

18

16

10

15

17

31

14

10

38

14

22

15

38
27

37

25

27

17

24

24

10

19

17

19

15

22

16

12

20

17

39

35

17

18

21

19

24

22

11

25

16

24

13

28

16

12

17

18

13

24

20

18

28

19

22

18

20

26

20

17

6

19

13

29

24

13

12

22

25

12

23

18

15

12

24

30

23
21

18

2627

26

20

35 34

19

10

27

20

28

15
24

13

15

28

33

18

14

10

27

19

21

26

27

32 23

29

36

23
20

16

31
23

16

17

26

13

24
28

17

15

2237

7

27

28

16

8

13

23

23

27

21

52

20

13

25

19

13

2120

16

19

22

17

18

17

28
27

24

27

10

14

19

18

9

19

22 21

20

12 11 10
13

64

70

TRACT B

TRACTA

TRACT 1

TRACT A

TRACT C

9

1

8

TR. B

1

8

1

2

1

3

1

20

3

6

1

1

7
5 6

4 38
3

9

7

4 5

7

7

2

5

1

8

4

6

2

4

1

2

9

8

5

1

2

1

1

2

4

5

1

4

7

5

8

7

8

7

9

7

3

3
32

2

6

4

5

9

63

9

4

9

1

3

9

3

7

3

5

9

2

5

6

6
6

4

1
2

5

4

9

4

8

76

2

8

8

2

11

5

7

6
4

8

2
4

7

4

6

8

7

2

6

5

3

3

9

9

8

3

7

6

7

9

9

9

4

9

8

4

7

6

5

3

2

3

3

9

6

9

3
4

7

5

9

8 8

6

5

1

3

8

6

5

4

8

1

7
8

2

35

39

39

2

2

25
12 24

22

11

23

12

88

42

13

3

20

1111

22

19

26

24

3632

12

22

16

26

21

17

21

22

22

21
39

1110

23

21

18

6

4140

28

21

23

14

12

22

24

41A

26

22
21

13

2622

19

14

15

21

22

16

44
30

31

12

35

27

25

18

14

28

22

14

20

33
27

3829

14

11

34

12

29

32

30

23 31

1617

54

29

29

23

14

14

27

29

17

11

25

62

29

15

9

51

12

15

14

46

13

13

46

15

27

22

30

21

50

25

28

12

18

5653

46

16

14

48

38

16

15

20

64

10

58

18

34

16
40

55

13

61

36

51

11

48

37

15

11

74

15

81

66

13

48 55 59

15

32

42

29

23

46

38

11

45

41

17

10

13

10

10

34

11

75

85

42

35

41

44

11

21

27

50

78

35

36

39

4947

10

21

68

59

69

10

25

11

63

45

30

25

14

53

18

70

52

33

15
17

12

42

22

19

10

26

19

16

19

24

50

17

20

87

61

79

19

16

37

18

31

15

27

56

47

57

51

10

45

15

23

11

14

10

42

21

31

57

11

67

20

23

18

20

72

18

32

60

20

13

33

12

43

11

36

21

12

13

17

14

36

18

39

23

21

25

17

13

83

46

16

16

13

17

18

25

21

20

14

33

17

58

20

22

40

29

62

42

13

25

17

40

32

11
28

28

23
20

32

40

23

26

40

39

15

39

29

38

19

31

22

37

20

21

10

19

37

15

42

18

28

12

21

26

19

20

2728

12

41

23

18

18

26

82

49

27

20

23

10

76

31

29

12

34

23

49

16

37

13

10

13

29

14

25

48

24

39

26

30

11

37

15

32

38

52

23

38

22

33

24

33

32

28

34

19

38

27

60

32

20

20

12

45

44

19

77

19

31

18

20

10

42

80

37

39

1231

10

32

35

35

22

11

16

12

19

30

34

15

24

37

47

13

34

15

21

17

36

43

17

33

73

41

35

22

14

28

28

31

20

16

19

54

24

30

16

14

15

24

37

14

33

39

35

17

31

13

30

44

15

19

16

29

18

33

31

16

25

35

15

14

28

28

42

26

32

34

12

13

35

43

37

40

40

36

31

15

38

10

84

16

14

41

21

16

21

25

43

34

16

17

19

27

86

47

26

24

12

45

41

30

33

22

16

35

50

38

18

16

34

16

49

41

71

34

17

39

36

17

26

32
30

10

43

25

25

36

17

40

30

65

26

12

13

27

11

24

27

14

38

13

19

40

30

21

27

36

15

33

37

19

13
12

51

14

26

14

18

16B

24

44

16A

24

27

15

6

18

10

1

36

24

41

25

16

12A
10A

19
20

17
18

18
17

1

2 3

9
8

13

18

4

7

14

17

21

12

11
20

19
29

25

24

27

26

32

34

40
2

1

42 38

39

36

37

99

100

103

104

107

92

106

105

102

101

98
93

94

36A

95

96

97

1 2 3 4

9 8 7 6

5

5

12 13

1010

11
18

15

16

17

14

2
1

C

1
3A

2A2B

1B 1A

3

5

2

1

1 6

28

30

31

35

4

SW 40TH ST

P
O

N
C

E
D

E
LE

O
N

B
D

A
U

R
O

R
A

S
T

S
A

LZE
D

O
S

T

LA
G

U
N

A
S

T

SAN LORENZO AV

RUIZ
AV

GRECO AV

SAN LORENZOAV

ALTARA AV

PONCE DE LEON
BD

S DIXIE
HY

OAK AV

FROW AV

FLORIDA AV

GEORGE ALL
EN

AV

JE
FFE

R
S

O
N

S
T

GRAND AV

B
R

O
O

K
E

R
S

T

GRANELLO
AV

SW
42N

D
AV

LE
JE

U
N

E
R

D

R
IV

IE
R

A
D

R

BIRD RD

VELARDE AV

CANDIA AV

H
A

R
LA

N
O

S
T

S
E

G
O

V
IA

S
T

UNIVERSITY DR

SAN ANTONIO AV

ALTARA AV

SAN LORENZO AV

SAN ESTEBAN AV

JERONIMO DR

VILABELLA AV

ALMINAR AV

CADAGUA AV

BLUE RD

BARGELLO AV

VITTORIO AV

PERUGIA AV

BIANCA AV

CASTANIA AV

SAN SOVINO AV

AMALFI AV

ROSARO AV

GRANT DR

JEFFERSON DR

WASHINGTON DR LIN
C

O
LN

D
R

M
A

G
G

IO
R

E
S

T

RI
VI

ER
A

DR

MILLER RD

LE
JE

U
N

E
R

D
S

W
42N

D
AV

MENENDEZ AV

S
A

N
V

IC
E

N
TE

S
T

S DIXIE
HY

ROSARO
AV

MAGGIOREST

SUAREZ ST

PONCE DE LE
ON

BD

BLUE RD

S BILTMORE DR

RONDA ST

SAN
ESTEBAN AV

A
N

D
E

R
S

O
N

R
D

LO
RETTO

AV

MADISON LA

BIRD RD

CANDIA AV

VELARDE AV

ALTARA AV

BENEVENTO AVCREMONAAVSISTIN
AAV

DONATELLO
ST

ORDUNACT

PARADISO
AV

O
R

D
U

N
A

D
R

SARDINIA ST
PALM

AR
ITO

S
T

M
ONSER

R
ATE

S
T

JERONIMO
DR

S GRAND AV

SW
42N

D
AV

O
RD

UNA
DR

R
IV

IER
A

DR

POINCIANA AV

C
ITY

O
F

M
IA

M
I

C
ITY

O
F

M
IA

M
I

PLATE 6

PL
A

TE
8

PLATE 10

PLATE 12

CORAL GABLES WATERWAY

CORAL GABLES
SENIOR

HIGH SCHOOL

G
E

O
R

G
E

W
A

S
H

IN
G

TO
N

C
A

R
V

E
R

S
C

H
O

O
L

RIVIERA

SECTION #1
INDUSTRIAL

SECTION

COCONUT GROVE

WAREHOUSE CENTER

MACFARLANE

HOMESTEAD

WATERWAY

VIEW

GOLDEN GATE

SECTION

RIVIERA

SECTION #2

0 200 400 600 800
Feet N

Future Land Use Map
Land Use Classifications

Residential Single-Family
Low Density (6 Units/Acre)

Residential Single-Family
High Density (9 Units/Acre)

Residential Multi-Family
Duplex Density (9 Units/Acre)

Residential Multi-Family Low
Density (50 Feet; 20 Units/Acre) Community Services

and Facilities

Religious/Institutional

Commercial Low-Rise Intensity
(50 Feet; 3.0 F.A.R.)

Commercial Mid-Rise Intensity
(70 Feet; 3.0 F.A.R.)

Commercial High-Rise Intensity
(150 Feet; 3.0 F.A.R.) Parks and Recreation

Residential Multi-Family Medium
Density (70 Feet; 40 Units/Acre)

Residential Multi-Family High
Density (150 Feet; 60 Units/Acre)

University Campus

Industrial

Education

University Campus
Multi-Use Area

Open Space

Public Buildings
and Grounds

Conservation Areas

Hospital City of Coral Gables
Planning Department

February 2011

Plate
9 of 18Mixed-Use Overlay District

PROJECT
SITE

FLUM & ZONING MAP

3.022 ZONING MAPS22 ZONING MAPS



23FAR DIAGRAM 



Sheet no.

CITY OF CORAL GABLES PRELIMINARY ZONING ANALYSIS

SITE DATA SUMMARY

Zoning Classification Mixed Use Overlay (Industrial Section)/
Commercial Low Rise Intensity

FEMA Zone Zone-X Elev. +13.63' NGVD
Lot Area ±91,980 SF (2.1 acres) / ±15,000 SF (0.3 acres)
Alley Area ±16,050 SF (0.4 acres)
Floor Area Ratio (FAR)

Lot Area 106,980 = 91,980 + 15,000
Alley Area + 16,050
Total Area 123,030
FAR x       3.5
Total 430,605 SF

Maximum Allowable SF 430,605 SF
Lot Width 230'-0"
Lot Coverage No min. or max.
Height Restrictions 100' + 25' Mech. / 50' + 15' Mech.
Density No max. in industrial mixed use districts

BUILDING FOOTPRINT Required Min. Proposed

Ground / Above Ground No min. or max. N/A

LANDSCAPE OPEN SPACE Required Min. Proposed

10% of Total Lot 20,500 SF (Ground Level) 
   =10,698 SF + 58,800 SF (Amenity Deck 05)

Total 79,300 SF

BUILDING FAR AREA SUMMARY Max. Allowable Proposed

Mixed Use Overlay (Industrial) (105,780 SF x 3.5)
Commercial Low Rise Intensity +(17,250 SF x 3.5)

Total 430,605 SF 430,605 SF

BUILDING STATISTICS Max. Allowable Proposed

Number of Floors:
Mixed Use Overlay (Industrial) No min. or max. 10
Commercial Low Rise Intensity No min. or max. 4

SETBACKS Required Min. Proposed

Front (N) 0'-0", 10'-0"
Bird Road above15 or parking pedestal

Front (E) 0-0", 10'-0" above 45'
Salzedo Street

Front (W) 0-0", 10'-0" above 45'
Aurora Street

Front (S) 0-0", 10'-0" above 45'
Altara Avenue

HEIGHT RESTRICTIONS Allowed Proposed

Front (N) 45' + 10' Mech. 45' Podium
Bird Road 66' Rooftop Elements

Front (E) 100' + 25' Mech. 45'-3" Podium
Salzedo Street 115'-6" Tower

Front (W) 100' + 25' Mech. 45'-3" Podium
Aurora Street 115'-6" Tower

Front (S) 100' + 25' Mech. 45'-3" Podium
Altara Avenue 115'-6" Tower

PARKING GARAGE SUMMARY Code Requirement Proposed

See page 25 Unit & Parking Counts

LOADING SUMMARY Code Requirement Proposed

Mixed Use Non-Residential <100,000 SF = 0 1

ZONING ANALYSIS
Date: 01/14/2015

-

*as per Stepback Diagram
Page No 29 as approved by
B.O.A. 8/28/2014

*subject to approval of proposed zoning
code text amendment regarding height

24 PRELIMINARY ZONING ANALYSIS



Sheet no.
Date: 01/14/2015
UNIT & PARKING COUNT

3.2

1A 1B 2A 2B 2C 3A 3B 3C 4A LW1 Total Units Mixed-Use
1120 sf 1189 sf 1992 sf 1725 sf 2320 sf 4009 2635 sf 3800 sf 6144 sf 2242 sf Parking
Standard facing S Corner_Liner Liner Tower South Corner Tower Middle North Corner Tower Standard

Level 10 4 2 4 2 1 13
Level 09 4 2 4 2 1 13
Level 08 4 2 4 2 1 13
Level 07 4 2 4 2 1 13
Level 06 4 2 4 2 12
Level 05 4 2 4 2 12
Level 04 12 2 2 2 18 168
Level 03 12 2 2 2 18 163
Level 02
Level 01 14 14
Basement 237

Total Units 24 4 4 4 24 12 24 12 4 14 126
Unit Count 32 48 4 14
Unit Mix 25.4% 38.1% 3.2% 11.1% 100.0%

Total Parking 568

Ratio Unit Count Combined Lot FAR Total
1.75 28 Residential Commercial LW Comm. 123,030 3.5 430,605

2 Bedrooms 1.75 32 Level 10 46,000 Mixed-Use 8% 34,448
2.25 48 Level 09 46,000

4 Bedrooms 2.25 4 Level 08 46,000
1 14 Level 07 46,000

Live/Works_Work Area 1/350 sf 5,600 Level 06 39,500 Allowable 430,605
1/250 sf 32,000 Level 05 46,450 Proposed 430,605

Level 04 35,750 Difference 0
Residential Parking Req'd Level 03 34,250
Commercial Parking Req'd Level 02 20,105
Total Mixed-Use Req'd Parking Level 01 28,490 36,460 5,600 OPEN SPACE

Level 01 Ground 20,500
Residential Parking Provided Level 05 Amenity 58,800
Commercial Parking Provided Total SF 388,545 36,460 5,600
Mixed-Use Parking Provided Combined Total SF 430,605 Total SF 79,300

Basement 28 tandem (56 spaces)
Level 03 7 tandem (14 spaces)

*Areas are gross estimates Level 04 18 tandem (36 spaces)
**Gross areas do not include balconies Total Tandem Spaces 53 tandem (106 spaces)

236
332
568

380

236

FAR SUMMARY
9

16
Live/Works 14

Commercial 128

144

UNIT & PARKING COUNTS

3 Bedrooms 108

28
22.2%

PARKING REQUIRED FLOOR AREA PER LEVEL
Parking Req'd Mixed-Use

1 Bedroom 49
56

FAR ALLOWED

1A 1B 2A 2B 2C 3A 3B 3C 4A LW1 Total Units Mixed-Use
1120 sf 1189 sf 1992 sf 1725 sf 2320 sf 4009 2635 sf 3800 sf 6144 sf 2242 sf Parking
Standard facing S Corner_Liner Liner Tower South Corner Tower Middle North Corner Tower Standard

Level 10 4 2 4 2 1 13
Level 09 4 2 4 2 1 13
Level 08 4 2 4 2 1 13
Level 07 4 2 4 2 1 13
Level 06 4 2 4 2 12
Level 05 4 2 4 2 12
Level 04 12 2 2 2 18 168
Level 03 12 2 2 2 18 163
Level 02
Level 01 14 14
Basement 237

Total Units 24 4 4 4 24 12 24 12 4 14 126
Unit Count 32 48 4 14
Unit Mix 25.4% 38.1% 3.2% 11.1% 100.0%

Total Parking 568

Ratio Unit Count Combined Lot FAR Total
1.75 28 Residential Commercial LW Comm. 123,030 3.5 430,605

2 Bedrooms 1.75 32 Level 10 46,000 Mixed-Use 8% 34,448
2.25 48 Level 09 46,000

4 Bedrooms 2.25 4 Level 08 46,000
1 14 Level 07 46,000

Live/Works_Work Area 1/350 sf 5,600 Level 06 39,500 Allowable 430,605
1/250 sf 32,000 Level 05 46,450 Proposed 430,605

Level 04 35,750 Difference 0
Residential Parking Req'd Level 03 34,250
Commercial Parking Req'd Level 02 20,105
Total Mixed-Use Req'd Parking Level 01 28,490 36,460 5,600 OPEN SPACE

Level 01 Ground 20,500
Residential Parking Provided Level 05 Amenity 58,800
Commercial Parking Provided Total SF 388,545 36,460 5,600
Mixed-Use Parking Provided Combined Total SF 430,605 Total SF 79,300

Basement 28 tandem (56 spaces)
Level 03 7 tandem (14 spaces)

*Areas are gross estimates Level 04 18 tandem (36 spaces)
**Gross areas do not include balconies Total Tandem Spaces 53 tandem (106 spaces)
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Responses to the Atkins Comments on Behalf of City of Coral Gables 
(September 10, 2014)  

Re:  Review of The Collection Residences Traffic Impact Analysis Dated August 
2014- 2nd Review

1. Appendix A shows a different number of units from the Executive summary, project 
background and Exhibit 10. Please check the correct DU.  

Response: Appendix A references the Traffic Analysis Methodology which shows the proposed plan 
at that time the document was approved. Since the approved methodology, the proposed project was 
updated to a 130 dwelling unit residential building, with 20,000 SF of supermarket space, and 12,000 
SF of automobile sale space. The executive summary and project background sections have been 
updated to show the correct proposed land use units. Exhibit 10 has been updated to show current 
land use units and corresponding trip generation. 

a. Please explain your response in the report. It could be added to the methodology section. 

Response: Text has been included in Section 1.3 explaining the difference.  

2. Page 6, Section 2.2: Specify the peak hour period that was used for the study. What hours? 

Response: Level of service standards, as established in the city of Coral Gables Comprehensive 
Plan, are based on peak-period. Peak period is defined as the average of the two highest consecutive 
hours of traffic volume during a weekday. Therefore, the analysis is consistent with city’s 
Comprehensive Plan. The peak periods are defined on page 3.  

a. Generally, when calculating a peak hour factor it is done in a peak hour not a peak 
period average. However, it is understood that this methodology is described in the 
City’s comprehensive plan and the consultant is following the City’s guideline. Please 
make sure that all legends and write up in report discloses this information. You use the 
terminology “peak hour” but it should be “peak period average”. That should be clear in 
the report. Please modify. 

Response: Report has been revised to show “peak period ” on all appropriate write up and legends. 

3. Page 6, Section 2.2: Please specify what type of factor was used for the turning movement 
counts and for the traffic machine counts. There should be two factors specified in this 
section.  

Response:  Weekly volume adjustment factor has been included in Section 2.2.The same factor was 
applied to the raw turning movement counts and traffic machine counts. 
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a. Please add to appendix the excerpt for the SF and the PSCF. 

Response:  The FDOT excerpt used for the seasonal factors has been included in Appendix B.  

4. Page 19, Section 4.4: Needs to state software/matrix that was used for Appendix F. 

Response: Section 4.4 States: Trip generation for the proposed project and the existing use was 
estimated using the Institute of Transportation Engineers (ITE) Trip Generation Manual, 9th Edition. 

a. In the Appendix, you have used Trip generation 2013 by Trafficware software. That 
needs to be included in the write up as software that was used. 

Response: Software used for Trip generation has been included in Section 4.4. 

62 TRAFFIC STUDY



The Collection Residences 
Traffic Study 

Page i 

TABLE OF CONTENTS 

Page

List of Exhibits ................................................................................................................................ ii 

EXECUTIVE SUMMARY .......................................................................................................... iii 

1.0 INTRODUCTION ............................................................................................................. 1
1.1 Project Background ................................................................................................. 1 
1.2 Study Objective ....................................................................................................... 1 
1.3 Study Area and Methodology .................................................................................. 3 

2.0 DATA COLLECTION ...................................................................................................... 5
2.1 Roadway Characteristics ......................................................................................... 5 
2.2 Traffic Counts .......................................................................................................... 6 
2.3 Intersection Data ...................................................................................................... 6 
2.4 Walking / Other Modes of Transportation .............................................................. 9 
2.5 Roadway Capacity Analysis .................................................................................... 9 
2.6 Intersection Capacity Analysis .............................................................................. 11 

3.0 PLANNED AND PROGRAMMED ROADWAY IMPROVEMENTS ...................... 13

4.0 FUTURE TRAFFIC CONDITIONS ............................................................................. 14
4.1 Background Traffic And Committed Developments ............................................ 14 
4.2 Future Without Project Roadway Capacity Analysis ............................................ 16 
4.3 Future Without Project Intersection Capacity Analysis ........................................ 16 
4.4 Project Trip Generation ......................................................................................... 19 
4.5 Project Trip Assignment  ....................................................................................... 21 
4.6 Future With Project Roadway Capacity Analysis ................................................. 23 
4.7 Future With Project Intersection Capacity Analysis ............................................. 25 

5.0 PEDESTRIAN ISSUES ................................................................................................... 27

6.0 CONCLUSIONS .............................................................................................................. 28

Appendix A:   Site Plan and Methodology 
Appendix B: Data Collection 
Appendix C: Intersection Capacity Analysis Worksheets      
Appendix D: Committed Development Information 
Appendix E: Pedestrian Crossing Assessment 
Appendix F: Project Trip Generation and Internalization 

The Collection Residences 
Traffic Study 

Page ii 

LIST OF EXHIBITS 

Exhibit Page

1 Location Map ....................................................................................................................... 2 

2 Existing Lane Configurations .............................................................................................. 7 

3 Existing AM and PM Peak Period Traffic Volumes ........................................................... 8 

4 Existing Roadway Capacity Analysis ............................................................................... 10 

5 Existing Intersection Capacity Analysis ............................................................................ 12 

6 Committed Developments AM and PM Peak Hour Trip Generation ............................... 15 

7 Future without Project Roadway Capacity Analysis ......................................................... 16 

8 Future without Project AM and PM Peak Period Traffic Volumes .................................. 17 

9 Future without Project Intersection Capacity Analysis  .................................................... 18 

10 Project Trip Generation ..................................................................................................... 20 

11 Cardinal Distribution Project  ............................................................................................ 21 

12        Project Trip Distribution .................................................................................................... 22 

13        Future with Project Roadway Capacity Analysis .............................................................. 23 

14        Future with Project AM and PM Peak Period Traffic Volumes ....................................... 24 

15        Future with Project Intersection Capacity Analysis .......................................................... 26 

63TRAFFIC STUDY



The Collection Residences 
Traffic Study 

Page iii 

EXECUTIVE SUMMARY 

The proposed The Collection Residences project will be located on the south side of Bird Road 

between Salzedo and Aurora Streets in Coral Gables, Florida. The proposed mixed-use 

development will replace existing office and commercial uses with a 130 dwelling unit 

residential building, 20,000 SF of supermarket space, and 12,000 SF of automobile sale space.  

Project buildout is anticipated in 2015.   

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

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

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

study area.   

The suitability to accommodate pedestrians at the study intersection was also tested.  The signal 

timing at the analyzed intersection was found to be adequate for pedestrian movements.  

Pedestrian mobility, within and around the site, is encouraged by providing pedestrian amenities, 

and minimizing conflicts with vehicular traffic. 
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1.0   INTRODUCTION 

1.1 Project Background 

The proposed The Collection Residences will be located on the south side of Bird Road between 

Salzedo and Aurora Streets 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 

proposed mixed-use development plan would consist of a 130 dwelling unit residential building, 

20,000 SF of supermarket space, and 12,000 SF of automobile sale space.  Project buildout is 

anticipated in 2015.   

The project proposes onsite parking garages providing a total of 602 parking spaces. The provided 

spaces meet the city’s parking requirement. Access to and from the parking garage for the 

residential area will be provided on Salzedo Street and Aurora Streets. Access to and from the 

parking garage for the supermarket and automobile sales area will be provided on Salzedo Street. In 

addition a valet drop-off / pick-up area is proposed accessing Altara Avenue. This traffic study is 

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

Gables Public Works Department. 

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 a review of pedestrian issues. 
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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 A). The Traffic Analysis 

Methodology referenced in Appendix A shows the proposed plan at the time the document was 

approved. Since the approved methodology, the proposed project was updated and is detailed in the 

project background section. 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 January 15, 2014 at the following intersections: 

o SW 40th Street (Bird Road) / Ponce de Leon Boulevard (S) 
o SW 40th Street (Bird Road) / LeJeune Road (S) 
o LeJeune Road / Altara Avenue (S) 
o SW 40th Street (Bird Road) / Aurora Street (U) 
o SW 40th Street (Bird Road) / Salzedo Street (U) 
o Ponce de Leon Boulevard / Altara Avenue (U) 

• Traffic Counts (Segments) - 48-hour machine counts, summarized at 15-minute intervals, were  
taken from January 14, 2014 to January 15, 2014 at the following roadway segments: 

o Aurora Street between SW 40th Street (Bird Road) and Altara Avenue 
o Salzedo Street between SW 40th Street (Bird Road) and Altara Avenue 
o Altara Avenue between LeJeune Road and Ponce de Leon Boulevard 

• Signal Location and Timing:  Existing signal phasing and timing for signalized intersections 

were obtained from Miami-Dade County.  Signal timings are included in Appendix B. 

• Future Transportation Projects:  The 2013 Transportation Improvement Program (TIP) and the 

2035 Miami-Dade Long Range Transportation Plan (LRTP) were reviewed to include future 

transportation projects which add capacity to the network.  
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• Background Traffic. Average Annual Daily Traffic (AADT) volumes were reviewed to 

determine the appropriate background growth applicable to this area.  This growth rate was 

applied to existing traffic counts to establish future traffic conditions without project for the 

anticipated project buildout year. 

• Committed Developments.  The city was consulted to determine any committed development in 

the vicinity of the project site. Traffic associated with these projects was considered in the 

analysis. 

• Project Traffic. Trip generation for the project was estimated using trip generation information 

published by the Institute of Transportation Engineers (ITE) publication Trip Generation 

Manual, 9th Edition.  Net new external project traffic was assigned to the adjacent street 

network using the appropriate cardinal distribution from the Miami-Dade Long Range 

Transportation Plan, published by the Metropolitan Planning Organization. 

• Future Traffic Conditions. Project traffic was combined with projections of future traffic 

without project.  Roadway link and intersection capacity analyses were performed for this 

condition. 

• Pedestrian accessibility to and from the project, as well as pedestrian access continuity on the 

sidewalks around the project was assessed. 
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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 
  

SW 40th Street (Bird Road)

SW 40th Street is a major arterial that provides east/west access throughout Miami-Dade County. 

Within the study area, SW 40th Street is a two-way, four-lane, divided roadway.   On street parking 

is prohibited.  FDOT has jurisdiction on this roadway. The speed limit is 40 mph. 

SW 42nd Avenue (LeJeune Road)

SW 42nd Avenue is a major arterial that provides north/south access throughout Miami-Dade 

County. Within the study area, LeJeune Road is a two-way, four-lane, divided roadway. On street 

parking is prohibited.  FDOT has jurisdiction on this roadway.  The speed limit is 40 mph. 

Ponce de Leon Boulevard

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

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

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

west side of the roadway south of Bird Road. The city of Coral Gables operates and maintains 

Ponce de Leon Boulevard.  The posted speed limit is 30 mph. 

Aurora Street  

Aurora Street is a local roadway that provides north/south access within the study area. Aurora 

Street is a two-way, two-lane, undivided roadway with metered, on-street, parking on both sides. 

The city of Coral Gables operates and maintains Aurora Street.  The speed limit is not posted within 

the study limits. 
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Altara Avenue  

Altara Avenue is a local roadway that provides east/west access within the study area. Altara 

Avenue is a two-way, two-lane, undivided roadway with metered, on-street, parking on both sides. 

The city of Coral Gables operates and maintains Altara Avenue. The speed limit is not posted 

within the study limits. 

2.2 Traffic Counts 

Forty-eight hour traffic machine counts were collected on January 14 through January 15, 2014 at 

Salzedo Street, Aurora Street, and Altara Avenue. Vehicle turning movement counts were taken on 

January 15, 2014 at the study intersections during the AM (7-9 AM) and PM (4-6 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 1.00 (Miami-Dade County South) corresponding to the dates of the counts was used to adjust the 

raw turning movement counts to peak seasonal conditions. Similarly a weekly volume adjustment 

factor of 1.00 corresponding to the dates of the counts was used to adjust the raw traffic machine 

counts to peak seasonal conditions. FDOT season factor report and traffic counts are provided in 

Appendix B.   

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 

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

also provided in Appendix B. 
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2.4 Walking / Other Modes of Transportation 

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

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

the area. The Douglas Road Metrorail Station is located approximately 0.3 miles from the project 

site. The project area is also serviced by the Miami-Dade Transit bus routes 40 and 42. The Project 

site is located in an area where pedestrian activity is common between existing site and surrounding 

properties. 

-Village of Merrick Park is located just south of Altara Avenue 

-The Collection is directly west of the project site between Aurora Street and Ponce de Leon 

Boulevard 

2.5 Roadway Capacity Analysis

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

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

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

condition. 

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

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

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

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

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

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

standards (LOS E). 
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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? 

Aurora Street between SW 40th Street 
(Bird Road) and Altara Avenue 

NB 1LU 40 68 E 575 Yes 

SB 1LU 55 56 E 575 Yes 

Salzedo Street between SW 40th Street 
(Bird Road) and Altara Avenue 

NB 1LU 40 60 E 575 Yes 

SB 1LU 19 29 E 575 Yes 

Altara Avenue between LeJeune Road 
and Ponce de Leon Boulevard 

EB 1LU 114 83 E 575 Yes 

WB 1LU 127 184 E 575 Yes 
                               1 SV for Class II Arterial -10% for Non-State Road -20% for undivided segment 

without turn lanes. 
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2.6 Intersection Capacity Analysis 

The Highway Capacity Software (HCS), based on procedures of the 2010 Highway Capacity 

Manual, were used to perform intersection capacity analysis at the analyzed intersections.  Exhibit 5 

shows the resulting LOS for existing conditions during morning and afternoon peak periods.  

It should be noted that the software used for the analysis, HCS, only allows for analysis of un-

signalized intersections where the main street has a maximum of 2 directional lanes.  Bird Road 

westbound has 2 departing lanes at the intersection with Ponce de Leon Boulevard. It widens to 3 

westbound through lanes at it approaches the intersection with Salzedo Street.  Given the proximity 

of the opening, the analysis of the Bird Road and Salzedo Street intersection was not adjusted 

accordingly.  The results of the analysis presented in this study overestimate the quality of 

operations since gaps available to traffic accessing Bird Road from Salzedo Street would be 

underestimated.   

All the intersections operate within the city’s LOS standards (LOS E). Analysis worksheets are 

included in Appendix C.   
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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 

SW 40th Street (Bird Road) / 
Ponce de Leon Boulevard S 

NB 
SB 
EB 
WB 

Overall

E 
E 
C 
C 
D 

E  
E 
C 
C 
D 

E + 20 
E + 20 
E + 20 
E + 20 
E + 20 

SW 40th Street (Bird Road) / 
LeJeune Road S 

NB 
SB 
EB 
WB 

Overall

E 
E 
C 
C 
D 

D 
D 
C 
C 
 D

E + 20 
E + 20 
E + 20 
E + 20 
E + 20 

LeJeune Road / Altara Avenue S 

NB 
SB 
EB 
WB 

Overall 

B 
B 
D 
D 
B

B 
B 
D 
E 
B

E + 20 
E + 20 

E 
E 

NA 

SW 40th Street (Bird Road) / 
Aurora Street U NB B B E 

SW 40th Street (Bird Road) / 
Salzedo Street U NB C C E 

Ponce de Leon Boulevard / 
Altara Avenue U 

NB 
EB 

A 
B 

A 
B 

E + 20 
E 

Source: David Plummer & Associates  

The Collection Residences 
Traffic Study 

Page 13 

3.0 PLANNED AND PROGRAMED  
ROADWAY IMPROVEMENTS 

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

Dade Long Range Transportation Plan were reviewed to identify any programmed or planned 

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

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

4.1 Background Traffic and Committed Developments

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

FDOT were reviewed to determine historic growth in the area. This analysis indicated that traffic 

has decreased in the past years.  However, a conservative 1.0% annual growth rate was used for this 

study. Historic growth rate documentation is included in Appendix B.  

The city was consulted to determine any committed development in the vicinity of the project site.   

Three committed developments were considered for estimating future traffic volumes in this study: 

Merrick Manor, Chase Bank, and Ponce & Bird. Exhibit 6 provides a tabulation of AM and PM 

peak hour trips generated by the committed development, along with the approved land uses.  It 

should be noted that ITE does not provide equations for the AM peak hour for land use 826. 

Committed development information collected from past studies is included in Appendix D.   
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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

Merrick Manor 

Apartments 
Land Use 220 188 DU 19 77 96 79 42 121 

Specialty Retail 
Land Use 826 1,900 SF 0 0 0 2 3 5 

Restaurant  
Land Use 931 5,600 SF 3 2 5 28 14 42 

Chase Bank Drive-In Bank 
Land Use 912 4,120 SF 15 11 26 26 27 53 

Ponce & Bird 

Hotel 
Land Use 310 262 Rooms 81 58 140 81 73 155 

Office Building 
Land Use 710 269,510 SF 369 51 420 67 334 402 

Specialty Retail 
Land Use 826 3,190 SF 0 0 0 4 5 9 

Restaurant  
Land Use 931 3,530 SF 0 0 0 18 8 26 

       * Gross vehicle trip ends.  Appendix D reflects adjustments for existing land uses, pass-by, internal, and transit trips.  
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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 

each roadway segment. Exhibit 8 shows the projected roadway volumes for future without project 

traffic. 

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? 

Aurora Street between SW 40th Street 
(Bird Road) and Altara Avenue 

NB 1LU 41 69 E 575 Yes 

SB 1LU 56 57 E 575 Yes 

Salzedo Street between SW 40th 
Street (Bird Road) and Altara Avenue 

NB 1LU 41 61 E 575 Yes 

SB 1LU 19 30 E 575 Yes 

Altara Avenue between LeJeune Road 
and Ponce de Leon Boulevard 

EB 1LU 131 117 E 575 Yes 

WB 1LU 162 228 E 575 Yes 
                               1 SV for Class II Arterial -10% for Non-State Road +5% for Divided Segment. 

4.3 Future Without Project Intersection Capacity Analysis

Future without project conditions was obtained by adding background traffic with committed 

development trips. Exhibit 8 also shows the projected turning movements for future without project 

traffic.  
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Exhibit 9 shows the resulting LOS for morning and afternoon peak period conditions for future 

without project. Capacity worksheets are included in Appendix C. 

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 

SW 40th Street (Bird Road) / 
Ponce de Leon Boulevard S 

NB 
SB 
EB 
WB 

Overall

E 
E 
D 
D 
D 

E  
E 
C 
C 
D 

E + 20 
E + 20 
E + 20 
E + 20 
E + 20 

SW 40th Street (Bird Road) / 
LeJeune Road S 

NB 
SB 
EB 
WB 

Overall

E 
E 
D 
D 
D 

E 
E 
C 
C 
 D

E + 20 
E + 20 
E + 20 
E + 20 
E + 20 

LeJeune Road / Altara Avenue* S 

NB 
SB 
EB 
WB 

Overall 

B 
B 
D 
E 
B

B 
B 
D 
E 
C

E + 20 
E + 20 

E 
E 

NA 

SW 40th Street (Bird Road) / 
Aurora Street U NB C B E 

SW 40th Street (Bird Road) / 
Salzedo Street U NB D C E 

Ponce de Leon Boulevard / 
Altara Avenue U 

NB 
EB 

A 
B 

A 
B 

E+20 
E 

* PM Peak LOS with signal timing improvements   
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4.4 Project Trip Generation 

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

2013, Trafficware software based on 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 needs for some residents, 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 used 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 Supermarkets was used to establish the pass-by component. Although ITE 

only provides data for the PM peak hour, the supermarket will attract patrons from the adjacent 

traffic flow throughout the day. Therefore, the same ratio of pass-by to total trips was used during 

both the am and pm peak hour for this use. 

In addition, the project site is located in an area where pedestrian activity is common between the 

existing site and surrounding properties. The project site is in an area served by Miami-Dade 

Transit bus routes and in walking distance to the Coral Gables trolley and the Douglas Road 

Metrorail Station. A 5% adjustment was applied to the trip generation of the existing and proposed 

uses to account for other modes of transportation. 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
Residential Condominiums 
(Land Use 230)

130 DU 11 53 64 50 25 75 

Automobile Sales 
(Land Use 841) 12,000 SF 17 6 23 13 18 31 

Supermarket 
(Land Use 850) 20,000 SF 42 26 68 97 93 190 

Subtotal Gross Trips 70 85 155 160 136 296 

Internalization2 AM 16.3 % 
PM 19.3% -12 -12 -24 -27 -27 -54 

Pass-by Trips2 

(Supermarket Only) 36% -13 -6 -19 -29 -27 -56 

Transit/Pedestrian Trips  5% -4 -4 -8 -9 -7 -16 

Net External Trips (Proposed) 41 63 104 95 75 170 

Existing ITE Land Use  
Designation1 Size/Units 

AM Peak Hour
Vehicle Trips  

PM Peak Hour
Vehicle Trips  

In Out Total In Out Total
General Office Building 
(Land Use710)

82,983 SF 114 15 129 20 104 124 

Warehousing 
(Land Use150) 8,470 SF 2 1 3 1 2 3 

Automobile Care Center 
(Land Use 942) 5,433 SF 8 4 12 8 9 17 

Subtotal Gross Trips 124 20 144 29 115 144 

Transit/Pedestrian Trips 5% -6 -1 -7 -4 -6 -7 

Net External Trips (Existing) 118 19 137 28 109 137

Proposed Uses 41 63 104 95 75 170 

Existing Uses  -118 -19 -137 -28 -109 -137

Net New External Trips -77 44 -33 67 -34 33 
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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The project trip generation summary shows that for the AM peak hour the proposed project will be 

less than the existing trips. However to provide a conservative analysis no trips were deducted.  

4.5 Project Trip Assignment

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

TAZ 1081 shown in Exhibit 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: 36.45% to the north, 17.67% to the south, 16.28% to the east, and 29.59% 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 1081)

Direction Distribution 

NNE 21.00% 

ENE 11.99% 

ESE 4.29% 

SSE 2.73% 

SSW 14.93% 

WSW 19.25% 

WNW 10.34% 

NNW 15.45% 

Total 100.00% 
                                           Source: Miami-Dade Long Range Transportation Plan
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The Collection Residences
3118 Proj Directory_091014.xlsx ARQUITECTONICA

Owner
Coral Gables Luxury Holdings LLC Masoud Shojaee MShojaee@shomagroup.com T: 786.437.8658
3470 NW 82nd Ave Ste 988 Ugo Colombo ugo@ugocolombo.com T: 305.491.2222
Doral, FL 33122 * Anibal Duarte‐Viera, Attorney Anibal@tcoa.us T: 786.437.8560

Tim Wensing, Construction Manager TWensing@cmcrealestate.com T: 305.372.0550 M: 305.283.4498
Zoning Attorney
Gunster Mario Garcia‐Serra MGarcia‐Serra@gunster.com T: 305.376.6061
600 Brickell Ave Ste 3500
Brickell World Plaza
Miami, FL 33131
Architect
Arquitectonica Bernardo Fort‐Brescia FAIA, Founding Principal bfort@arquitectonica.com T: 305.372.1812
2900 Oak Avenue, Miami, FL 33133 Timothy Reedy, CEO treedy@arquitectonica.com T: 305.372.1812, x 1004
F: 305.372.1175 Sherri Gutierrez AIA LEED AP, Office Director sgutierrez@arquitectonica.com  T: 305.372.1812, x 1020

* Alejandro Gonzalez AIA LEED AP agonzalez@arquitectonica.com T: 305.372.1812, x 1024 M: 480.213.8803
Kenlong Castillo kcastillo@arquitectonica.com T: 305.372.1812, x1085 M: 651.324.5318

Duany Plater‐Zyberk & Company Elizabeth Plater‐Zyberk  FAIA CNU LEED, Partner    epz@dpz.com T: 305.644.1023 M: 305.798.7393
1023 SW 25th Ave Christina Miller, CNU LEED christina@dpz.com T: 305.644.1023 M: 786.871.2192
Miami , FL 33135 * Max Boschetti CNU mboschetti@dpz.com T: 305.644.1023 M: 703.400.9885
Landscape Architect
Witkin Hults Design Group Kelly Hults LEED AP, Principal kellyh@witkindesign.com T: 954.923.9681 M: 954.629.3979
307 S 21st Ave * Chris Eaves chrise@witkindesign.com T: 954.923.9682
Hollywood, FL 33020
Traffic Engineer
David Plummer & Associates * Timothy J. Plummer PE, President tim.plummer@dplummer.com T: 305.447.0900
1750 Ponce de Leon Blvd Juan Espinosa PE, Vice President Juan.Espinosa@dplummer.com T: 305.447.0900
Coral Gables, FL 33134 Daniel Lascano daniel.lascano@dplummer.com T: 305.447.0900
Surveyor
360 Surveying and Mapping, LLC Oscar E. Baez‐Cusido, P.L.S. obaez66@gmail.com T: 305.265.1002
2000 SW 83rd Ct
Miami, FL 33155
Geotechnical Engineer
Langan Cristina Gonzalez, PE, Senior Principal cgonzalez@langan.com T: 786.264.7210 M: 305.321.2842
15150 NW 79th Court, Suite 200 Roger Archabal, P.E. ‐ Principal rarchabal@langan.com T: 786.264.7211 M: 305.321.2843
Miami Lakes, FL 33016 * Rafael Pina, P.E. rpina@Langan.com T: 786.264.7217 M: 305.321.2848
Civil Engineer
Schwebke‐Shiskin & Assc., Inc. Alberto Mora, P.E. amora@shiskin.com T: 954.435.7010
3240 Corporate Way
Miramar, FL 33025
Structural Engineer
DeSimone Consulting Engineers * William O'Donnell, P.E., S.E.C.B., Managing Principal william.odonnell@de‐simone.com T: 305.441.0755 M: 415.398.5740
44 Montgomery St, Ste 2040 Sun Oh, SE jranf@mka.com T: 415.398.5740, x 1312 M: 415.521.9052
San Francisco, CA 94104
M/E/P Engineer
EMTec Corporation * Eric Johnson ejohnson@emtecae.com T: 305.461.3883
250 Catalonia Ave, Ste 502 Greg Partridge gpartridge@emtecae.com T: 305.461.3883
Coral Gables, FL 33134
T 917.661.7800  
Life‐Safety Code Consultant
SLS Consulting, Inc. Michael Sheehan, P.E., Principal msheehan@slsfire.com T: 786.536.7611 M: 786.352.7377
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