
 

 

 
 
 

 
May 4, 2022 
 
 
 
Melissa Mojarena De Zayas, P.E 
Senior Multimodal Transportation Engineer  
City of Coral Gables 
Public Works Department 
2800 SW 72 Ave 
Miami, Florida 33155 
305.460.5128 
mdezayas@coralgables.com 
 
 
RE: Ponce Park Tower Trip Generation - #19214 
 
 
Dear Ms. Keller, 
 
David Plummer & Associates has been retained by The Allen Morris Company to perform a trip 

generation analysis for the proposed Ponce Park Tower development. Contact information for the 

developer is as follows: 

 

Ms. Yazmin Gil 
Treasurer 
The Allen Morris Company 
121 Alhambra Plaza, Suite 1600 
Coral Gables, Florida  33134 USA 
yazmingil@allenmorris.com 

305-476-2611  
 

The proposed project will be located 3000 Ponce de Leon Boulevard in Coral Gables, Florida. The 

project is proposing to replace an existing 7,614 SF of office and 3,386 SF of retail space with a 

mixed-use development consisting of 80 residential units and 15,671 SF of retail space. A copy of 

the proposed site plan is provided in Attachment A. 

 

Trip generation calculations for the proposed development were performed using the Institute of 

Transportation Engineers’ (ITE) Trip Generation Manual, 11th Edition. ITE Land Use Codes 
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(LUC) 222 Multifamily Housing High-Rise, and 822 (Strip Retail Plaza <40K) were utilized for 

the proposed trip generation. ITE Land Use Codes (LUC) 712 (Small Office) and 822 (Strip Retail 

Plaza <40K) were utilized for the existing trip generation. Based on U.S. Census Bureau data, a 

9.5% deduction was applied for other modes of transportation. A trip generation summary is 

provided in Table 1. Detailed trip generation calculations are provided in Attachment A. 

 

Table 1: Trip Generation Summary 

Development Plan Total Weekday A.M. Peak Hour P.M. Peak Hour 

Existing 482 16 33 

Proposed 1,254 65 71 

Trips 772 49 38 

 

As shown in Table 1, the results of the trip generation analysis indicate that the proposed 

development represents an increase of 772 daily trips, 49 AM peak hour trips, and 38 PM peak 

hour trips when compared to the existing development. 

 

We stand ready to provide any support needed for this project.  Should you have any questions or 

comments, please call me at (305) 447-0900. 

 
Sincerely, 
 
 
 
Juan Espinosa, PE 
 

W:\19\19214\0_May 2022\Ponce Park Tower Trip Generation_ May 2022.docx 
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 ITE Land Use 

Designation1 In Out Total In Out Total

Multifamily Housing (High-Rise)
(Land Use 222)

364 12 24 36 25 19 44

Strip Retail Plaza (<40k)
(Land Use 822)

890 22 15 37 54 54 108

1,254 34 39 73 79 73 152
2.7%, 22.4% -1 -1 -2 -17 -17 -34

45% 0 0 0 -18 -18 -36
9.5% -3 -3 -6 -6 -5 -11

30 35 65 38 33 71
1Based on ITE Trip Generation, 11th Edition.
2Based on ITE Trip Generation Handbook, 3rd Edition.

In Out Total In Out Total

Small Office
(Land Use 712)

52 5 1 6 3 5 8

Small Office
(Land Use 712)

58 5 1 6 3 6 9

Strip Retail Plaza (<40k)
(Land Use 822)

372 5 3 8 18 18 36

482 15 5 20 24 29 53
45% -2 -1 -3 -8 -8 -16
9.5% -1 0 -1 -2 -2 -4

12 4 16 14 19 33
1Based on ITE Trip Generation, 11th Edition.

In Out Total In Out Total
1,254 30 35 65 38 33 71
482 12 4 16 14 19 33

772 18 31 49 24 14 38

Ponce Park Tower

Proposed Development Program

Size/ Units
Daily

(Two-way)

AM Peak Hour 
Vehicle Trips 

PM Peak Hour 
Vehicle Trips 

3Based on two ITE studies the average pass-by rate for shopping centers <40k SF is 66%, a 45% reduction was used for a more conservative analysis. 

4Based on US Census Tract 62.03

80 DU

15,671 SF

Gross External Trips

Internalization AM, PM2

Pass-By Shopping Center (PM)3

Other Modes of Transportation4

Net External Trips (Proposed Development)

Existing Land Uses

 ITE Land Use Designation1 Size/ Units
Daily

(Two-way)

AM Peak Hour 
Vehicle Trips 

PM Peak Hour 
Vehicle Trips 

Other Modes of Transportation3

3,647 SF

3,967 SF

3,386 SF

Gross External Trips

Pass-By (Retail)2

Net External Trips (Existing)

Comparison 

Daily
(Two-way)

AM Peak Hour 
Vehicle Trips 

PM Peak Hour 
Vehicle Trips 

Proposed Uses
Existing Uses

Difference

2Based on two ITE studies the average pass-by rate for shopping centers <40k SF is 66%, a 45% reduction was used for a more conservative analysis. 

3Based on US Census Tract 62.03



In Out In Out

12 24 22 15 73

1% 17%
1 4

2% 14%
0 2

In Out In Out
12 24 22 15 73

-1 -1

0 0

0 -1 -1 0 -2 Internal

12 23 21 15 71 External Trips
2.8% 2.7% 2.7% % Internal

-1 -2 -2 -1 -6 -9.5% Transit/Pedestrian

11 21 19 14 65

0 0 0 0.0% Passby  (Shopping Center)

0 0 0 0.0% Passby  (Shopping Center)

11 21 19 14 65

AM Peak Hour Trip Generation and Internalization
Ponce Park Tower

Multifamily(High-Rise) Shopping  Center

80 Units

Land Use 222 Land Use 822

15,671 Sq Ft

ITE Trips

UNBALANCED INTERNALIZATION

Multifamily(High-Rise) Shopping  Center

Vehicle Trips

1

0

Net New External Trips

BALANCED INTERNALIZATION



In Out In Out

25 19 54 54 152

42% 10%

8 5
46% 26%

12 14

In Out In Out
25 19 54 54 152

-5 -5

-12 -12

-12 -5 -5 -12 -34 Internal

13 14 49 42 118 External Trips
38.6% 15.7% 22.4% % Internal

-1 -1 -5 -4 -11 -9.5% Transit/Pedestrian

12 13 44 38 107

-18 -18 -36 -45.0% Pass-by (Shopping Center)

0 0 0 0.0% Pass-by 

12 13 26 20 71

PM Peak Hour Trip Generation and Internalization
Ponce Park Tower

Multifamily(High-Rise) Shopping  Center
Land Use 222 Land Use 822

80 Units 15,671 Sq Ft

ITE Trips

UNBALANCED INTERNALIZATION

Multifamily(High-Rise) Shopping  Center

Vehicle Trips
BALANCED INTERNALIZATION

5

12

Net New External Trips



David Plummer Associates, Inc 19214 Ponce Park Tower 11th Ed 5/4/2022 11:56 AM

Scenario ‐ 1
Scenario Name: User Group:

Dev. phase:
No. of Years to 

Project Traffic :

Analyst Note:

Warning:

Method Entry Exit
Rate/Equation Split% Split%

Average 26 26

14.39 50% 50%

Average 29 29

14.39 50% 50%

Best Fit (LIN) 186 186

T = 42.20(X) + 229.68 50% 50%

Average 5 1

1.67 82% 18%

Average 5 1
1.67 82% 18%

Average 5 3

2.36 60% 40%

Average 3 5

2.16 34% 66%

Average 3 6

2.16 34% 66%

Best Fit (LOG) 18 18

Ln(T) =0.71Ln(X) + 2.72 50% 50%

Weekday, Peak Hour of Adjacent Street Traffic, 

One Hour Between 4 and 6 p.m.
36

822(2) ‐ Strip Retail Plaza (<40k)

Data Source: Trip Generation Manual, 11th Ed

General 

Urban/Suburban
1000 Sq. Ft. GLA 3.39

Weekday, Peak Hour of Adjacent Street Traffic, 

One Hour Between 4 and 6 p.m.
8

712(5) ‐ Small Office Building

Data Source: Trip Generation Manual, 11th Ed

General 

Urban/Suburban
1000 Sq. Ft. GFA 3.97

Weekday, Peak Hour of Adjacent Street Traffic, 

One Hour Between 4 and 6 p.m.
9

712(4) ‐ Small Office Building

Data Source: Trip Generation Manual, 11th Ed

General 

Urban/Suburban
1000 Sq. Ft. GFA 3.65

Weekday, Peak Hour of Adjacent Street 

Traffic, One Hour Between 7 and 9 a.m.
6

822(1) ‐ Strip Retail Plaza (<40k)

Data Source: Trip Generation Manual, 11th Ed

General 

Urban/Suburban
1000 Sq. Ft. GLA 3.39

Weekday, Peak Hour of Adjacent Street Traffic, 

One Hour Between 7 and 9 a.m.
8

712(3) ‐ Small Office Building
Data Source: Trip Generation Manual, 11th Ed

General 

Urban/Suburban
1000 Sq. Ft. GFA 3.97

Weekday 372

712(2) ‐ Small Office Building

Data Source: Trip Generation Manual, 11th Ed

General 

Urban/Suburban
1000 Sq. Ft. GFA 3.65

Weekday, Peak Hour of Adjacent Street Traffic, 

One Hour Between 7 and 9 a.m.
6

822 ‐ Strip Retail Plaza (<40k)

Data Source: Trip Generation Manual, 11th Ed

General 

Urban/Suburban
1000 Sq. Ft. GLA 3.39

Weekday 52

712(1) ‐ Small Office Building

Data Source: Trip Generation Manual, 11th Ed

General 

Urban/Suburban
1000 Sq. Ft. GFA 3.97 Weekday 58

712 ‐ Small Office Building

Data Source: Trip Generation Manual, 11th Ed

General 

Urban/Suburban
1000 Sq. Ft. GFA 3.65

Existing

1 0

Land Use & Data Source Location IV Size Time Period

VEHICLE TRIPS BEFORE REDUCTION

Total

The time periods among the land uses do not appear to match.

Generated By OTISS Pro v2.1 1



David Plummer Associates, Inc 19214 Ponce Park Tower 11th Ed 5/4/2022 12:19 PM

Scenario ‐ 2
Scenario Name: User Group:

Dev. phase:
No. of Years to Project 

Traffic :

Analyst Note:

Warning:

Method Entry Exit
Rate/Equation Split% Split%

Average 182 182

4.54 50% 50%

Best Fit (LIN) 445 445

T = 42.20(X) + 229.68 50% 50%

Best Fit (LIN) 12 24

T = 0.22(X) + 18.85 34% 66%

Average 22 15

2.36 60% 40%

Best Fit (LIN) 25 19
T = 0.26(X) + 23.12 56% 44%

Best Fit (LOG) 54 54

Ln(T) =0.71Ln(X) + 2.72 50% 50%

Weekday, Peak Hour 

of Adjacent Street 
44

822(2) ‐ Strip Retail Plaza (<40k)

Data Source: Trip Generation Manual, 11th Ed

General 

Urban/Suburban
1000 Sq. Ft. GLA 15.67

Weekday, Peak Hour of 

Adjacent Street Traffic, 
108

222(2) ‐ Multifamily Housing (High‐Rise) ‐ 
Data Source: Trip Generation Manual, 11th Ed

General 

Urban/Suburban
Dwelling Units 80

Weekday, Peak Hour of 

Adjacent Street Traffic, 
36

822(1) ‐ Strip Retail Plaza (<40k)

Data Source: Trip Generation Manual, 11th Ed

General 

Urban/Suburban
1000 Sq. Ft. GLA 15.67

Weekday, Peak Hour of 

Adjacent Street Traffic, 
37

222(1) ‐ Multifamily Housing (High‐Rise) ‐ Not 

Data Source: Trip Generation Manual, 11th Ed

General 

Urban/Suburban
Dwelling Units 80

Weekday 364

822 ‐ Strip Retail Plaza (<40k)

Data Source: Trip Generation Manual, 11th Ed

General 

Urban/Suburban
1000 Sq. Ft. GLA 15.67 Weekday 890

222 ‐ Multifamily Housing (High‐Rise) ‐ Not 

Data Source: Trip Generation Manual, 11th Ed

General 

Urban/Suburban
Dwelling Units 80

Proposed

1 0

Land Use & Data Source Location IV Size Time Period

VEHICLE TRIPS BEFORE REDUCTION

Total

The time periods among the land uses do not appear to match.

Generated By OTISS Pro v2.1 1
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23456�7896:;<==>2?7@�;ABCB;2DC?E2?;E�FG�EDHEIJK6LMNJ8OJ3PQ�RSTUVWXY�Z[SS\YV]̂�_\ÙT̂G63JQ�ababD:9cP396:Q�defTXU23456�?gQ�_bhbiRj]k[\lk�]kT�RSTUVWXY�Z[SS\YV]̂�_\ÙT̂�mRZ_n�oU[p\WTq�o[o\jX]V[Yr�pTS[lUXokVW�XYp�k[\qVYl�\YV]�Tq]VSX]Tqr�s[U�ababr�]kT�abab�ZTYq\q�oU[̀VpTq�]kT�[tWVXj�W[\Y]q�[s�]kT�o[o\jX]V[Y�XYp�k[\qVYl\YV]q�s[U�]kT�YX]V[Yr�q]X]Tqr�W[\Y]VTqr�WV]VTqr�XYp�][uYqv�w[U�abix�][�abiyr�]kT�z[o\jX]V[Y�{q]VSX]Tq�zU[lUXS�oU[̀VpTq�Tq]VSX]Tq�[s�]kT�o[o\jX]V[Y�s[U�]kT�YX]V[Yr�q]X]Tqr�W[\Y]VTqr�WV]VTqr�XYp�][uYq�XYpVY]TUWTYqXj�k[\qVYl�\YV]�Tq]VSX]Tq�s[U�]kT�YX]V[Yr�q]X]Tqr�XYp�W[\Y]VTqv�_[\UWT|�}v_v�ZTYq\q�~\UTX\r�abixeabab�RSTUVWXY�Z[SS\YV]̂�_\ÙT̂�defTXU�{q]VSX]Tq��kTY�VYs[USX]V[Y�Vq�SVqqVYl�[U�VYW[YqVq]TY]r�]kT�ZTYq\q�~\UTX\�j[lVWXjĵ�XqqVlYq�XY�XWWTo]X�jT�̀Xj\T�\qVYl�]kT�UTqo[YqT�][�X�UTjX]Tp��\Tq]V[Y�[U��\Tq]V[Yqv��s�X�j[lVWXj�XqqVlYSTY]�Vq�Y[]�o[qqV�jTr�pX]XXUT��jjTp�\qVYl�X�q]X]Vq]VWXj�oU[WTqq�WXjjTp�Xjj[WX]V[Yr�ukVWk�\qTq�X�qVSVjXU�VYpV̀Vp\Xj�[U�k[\qTk[jp�][�oU[̀VpT�X�p[Y[U�̀Xj\Tv��kT��Rjj[WX]Tp��qTW]V[Y�Vq�]kT�Y\S�TU�[s�UTqo[YpTY]q�uk[�UTWTV̀Tp�XYXjj[WX]Tp�̀Xj\T�s[U�X�oXU]VW\jXU�q\��TW]v�abiy�RZ_�pX]X�oU[p\W]q�VYWj\pT�\opX]Tq�][�qT̀TUXj�WX]Tl[UVTq�[s�]kT�T�Vq]VYl�STXYq�[s�]UXYqo[U]X]V[Y��\Tq]V[Yv�w[U�S[UT�VYs[USX]V[Yr�qTT|�ZkXYlT�][��TXYq�[s��UXYqo[U]X]V[Yv��X]X�XUT��XqTp�[Y�X�qXSojT�XYp�XUT�q\��TW]�][�qXSojVYl�̀XUVX�VjV]̂v��kT�pTlUTT�[s�\YWTU]XVY]̂�s[U�XY�Tq]VSX]T�XUVqVYl�sU[S�qXSojVYl�̀XUVX�VjV]̂�Vq�UToUTqTY]Tp�]kU[\lk�]kT�\qT�[s�X�SXUlVY�[s�TUU[Uv��kTX̀j\T�qk[uY�kTUT�Vq�]kT�yb�oTUWTY]�SXUlVY�[s�TUU[Uv��kT�SXUlVY�[s�TUU[U�WXY��T�VY]TUoUT]Tp�U[\lkĵ�Xq�oU[̀VpVYl�X�yb�oTUWTY]�oU[�X�VjV]̂�]kX]�]kT�VY]TÙXj�pT�YTp��̂�]kT�Tq]VSX]T�SVY\q�]kT�SXUlVY�[s�TUU[UXYp�]kT�Tq]VSX]T�oj\q�]kT�SXUlVY�[s�TUU[U�m]kT�j[uTU�XYp�\ooTU�W[Y�pTYWT��[\Ypqn�W[Y]XVYq�]kT�]U\T�̀Xj\Tv��Y�XppV]V[Y�][�qXSojVYl�̀XUVX�VjV]̂r�]kT�RZ_�Tq]VSX]Tq�XUT�q\��TW]�][�Y[YqXSojVYl�TUU[U�ms[U�XpVqW\qqV[Y�[s�Y[YqXSojVYl�̀XUVX�VjV]̂r�qTT�RZ_��TWkYVWXj��[W\STY]X]V[Ynv��kT�TssTW]�[s�Y[YqXSojVYl�TUU[U�Vq�Y[]�UToUTqTY]Tp�VY�]kTqT�]X�jTqv��kT�ia�qTjTW]Tp�q]X]Tq�XUT�Z[YYTW]VW\]r��XVYTr��XqqXWk\qT]]qr��VWkVlXYr��VYYTq[]Xr��Tu��XSoqkVUTr��Tu��TUqT̂r��Tu�f[U�r�zTYYq̂j̀XYVXr��k[pT��qjXYpr��TUS[Y]r�XYp��VqW[YqVYv��[U�TUq�VYWj\pT�STS�TUq�[s�]kT�RUSTp�w[UWTq�XYp�WV̀VjVXYq�uk[�uTUT�X]�u[U��jXq]�uTT�v��kT�abixeabab�RSTUVWXY�Z[SS\YV]̂�_\ÙT̂�mRZ_n�pX]X�lTYTUXjĵ�UT�TW]�]kT�_To]TS�TU�abih��tWT�[s��XYXlTSTY]�XYp�~\plT]�m��~n�pTjVYTX]V[Yq�[s�ST]U[o[jV]XY�XYp�SVWU[o[jV]XY�q]X]Vq]VWXj�XUTXqv��YWTU]XVY�VYq]XYWTqr�]kT�YXSTqr�W[pTqr�XYp��[\YpXUVTq�[s�]kT�oUVYWVoXj�WV]VTq�qk[uY�VY�RZ_�]X�jTq�SX̂�pVssTU�sU[S�]kT���~�pTjVYTX]V[Y�jVq]q�p\T�][�pVssTUTYWTq�VY�]kT�TssTW]V̀T�pX]Tq�[s�]kT�lT[lUXokVWTY]V]VTqv�{q]VSX]Tq�[s�\U�XY�XYp�U\UXj�o[o\jX]V[Yqr�k[\qVYl�\YV]qr�XYp�WkXUXW]TUVq]VWq�UT�TW]��[\YpXUVTq�[s�\U�XY�XUTXq�pT�YTp��XqTp�[Y�ZTYq\q�abib�pX]Xv�Rq�X�UTq\j]r�pX]X�s[U�\U�XY�XYp�U\UXj�XUTXq�sU[S�]kT�RZ_p[�Y[]�YTWTqqXUVĵ�UT�TW]�]kT�UTq\j]q�[s�[Yl[VYl�\U�XYV�X]V[Yv�{�ojXYX]V[Y�[s�_̂S�[jq|e�kT�Tq]VSX]T�W[\jp�Y[]��T�W[So\]Tp��TWX\qT�]kTUT�uTUT�XY�VYq\tWVTY]�Y\S�TU�[s�qXSojT�[�qTÙX]V[Yqv�w[U�X�UX]V[�[s�STpVXYq�Tq]VSX]Tr�[YT�[U��[]k�[s�]kT�STpVXY�Tq]VSX]Tq�sXjjq�VY�]kT�j[uTq]�VY]TÙXj[U�kVlkTq]�VY]TÙXj�[s�XY�[oTYeTYpTp�pVq]UV�\]V[Yv��kT�Tq]VSX]T�[U�SXUlVY�[s�TUU[U�WXYY[]��T�pVqojX̂Tp��TWX\qT�]kTUT�uTUT�XY�VYq\tWVTY]�Y\S�TU�[s�qXSojT�WXqTq�VY�]kT�qTjTW]Tp�lT[lUXokVW�XUTXvm�n�kT�Tq]VSX]T�[U�SXUlVY�[s�TUU[U�Vq�Y[]�XoojVWX�jT�[U�Y[]�X̀XVjX�jTvSTpVXYe�kT�STpVXY�sXjjq�VY�]kT�j[uTq]�VY]TÙXj�[s�XY�[oTYeTYpTp�pVq]UV�\]V[Y�ms[U�T�XSojT��ardbbe�nSTpVXY��kT�STpVXY�sXjjq�VY�]kT�kVlkTq]�VY]TÙXj�[s�XY�[oTYeTYpTp�pVq]UV�\]V[Y�ms[U�T�XSojT��adbrbbb��nv���kT�SXUlVY�[s�TUU[U�W[\jp�Y[]��T�W[So\]Tp��TWX\qT�]kTUT�uTUT�XY�VYq\tWVTY]�Y\S�TU�[s�qXSojT�[�qTÙX]V[Yqv����kT�SXUlVY�[s�TUU[U�W[\jp�Y[]��T�W[So\]Tp��TWX\qT�]kT�STpVXY�sXjjq�VY�]kT�j[uTq]�VY]TÙXj�[U�kVlkTq]�VY]TÙXj�[s�XY�[oTYeTYpTp�pVq]UV�\]V[Yv�����R�SXUlVY�[s�TUU[U�Vq�Y[]�XooU[oUVX]T��TWX\qT�]kT�W[UUTqo[YpVYl�Tq]VSX]T�Vq�W[Y]U[jjTp�][�XY�VYpToTYpTY]�o[o\jX]V[Y�[U�k[\qVYl�Tq]VSX]Tv�{ssTW]V̀Tĵr�]kT�W[UUTqo[YpVYl�Tq]VSX]T�kXq�Y[�qXSojVYl�TUU[UXYp�]kT�SXUlVY�[s�TUU[U�SX̂��T�]UTX]Tp�Xq��TU[v_\oo[U]VYl�p[W\STY]X]V[Y�[Y�W[pT�jVq]qr�q\��TW]�pT�YV]V[Yqr�pX]X�XWW\UXŴr�XYp�q]X]Vq]VWXj�]Tq]VYl�WXY��T�s[\Yp�[Y�]kT�RSTUVWXY�Z[SS\YV]̂�_\ÙT̂�uT�qV]T�VY�]kT��TWkYVWXj��[W\STY]X]V[Y�qTW]V[Yv_XSojT�qV�T�XYp�pX]X��\XjV]̂�STXq\UTq�mVYWj\pVYl�W[̀TUXlT�UX]Tqr�Xjj[WX]V[Y�UX]Tqr�XYp�UTqo[YqT�UX]Tqn�WXY��T�s[\Yp�[Y�]kT�RSTUVWXY�Z[SS\YV]̂�_\ÙT̂�uT�qV]T�VY�]kT��T]k[p[j[l̂�qTW]V[Yv�
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