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OFIZZINA – 1200 Ponce De Leon Boulevard 
Comprehensive Land Use Plan Analysis 

 
 
 Ofizzina is a proposed 16-story office building located at 1200 Ponce de Leon Boulevard 
at the corner of Ponce de Leon Boulevard and Antilla Avenue.  The property is designated 
Commercial High Rise on the City’s Future Land Use Map.  This designation allows buildings to 
be constructed up to a height of 150 feet with a floor area ratio (“FAR”) of 3.0, which may be 
increased to 190.5 feet and a FAR of 3.5 pursuant to the Mediterranean Design Bonus 
regulations.  Ofizzina has been designed to achieve the Mediterranean Design Bonus by 
incorporating many design features and elements of the Mediterranean style.   
 

Ofizzina is consistent with the following Goals, Objectives and Policies of the City’s 
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. 
 

Ofizzina will strengthen and enhance the City of Coral Gables as a vibrant business 
community by adding additional commercial and financial entities to the City’s already 
impressive business community.     
 
Objective FLU-1.1 - Preserve Coral Gables as a “placemaker” where the balance of 
existing and future uses is maintained to achieve a high quality living environment by 
encouraging compatible land uses, restoring and protecting the natural environment, and 
providing facilities and services which meet or exceed the minimum Level of Service (LOS) 
standards and meet the social and economic needs of the community through the 
Comprehensive Plan and Future Land Use Classifications and Map. 
 

Ofizzina will preserve Coral Gables as a “placemaker” and balance the existing and 
future surrounding land uses to achieve a high quality living and working environment.  The 
property is currently designated as Commercial High Rise and the Applicant will maintain the 
existing land use. The project will also enhance the infrastructure, facilities and services 
surrounding the development and be consistent and compatible with the surrounding uses. 
 
Objective FLU-1.7 – Discourage the proliferation of urban sprawl by including a 
regulatory framework for encouraging future infill and redevelopment within existing 
developed areas.  
 

Ofizzina will create an infill redevelopment project which will discourage urban sprawl 
and encourage reuse of underutilized parcels that supports walking, bicycling and public transit 
use.  Ofizzina will replace an older, underutilized parcel with a Class A office product and 
financial institution that will revitalize and reenergize this area of Ponce de Leon Boulevard.  
 



Objectives DES-1.1 – Preserve and promote high quality, creative design and site planning 
that is compatible with the City’s architectural heritage, surrounding development, public 
spaces and open spaces. 
 

Ofizzina will bring new energy and excitement to the North Ponce Area while 
reaffirming the original George Merrick’s vision for Coral Gables’ design, look and lifestyle.  
Ofizzina is a signature design by Corwil Architects that creatively incorporates the City’s 
architectural heritage including Mediterranean style architecture, arcades and loggias and a tower 
element at the top of the building, while providing a balance between uses.  The project creates 
large pedestrian walkways and colonnades for the public use in keeping with the urban 
framework of the northern end of Ponce de Leon Boulevard.     
 
Objective DES-1.2 - Preserve the Coral Gables Mediterranean design and architecture. 
 

Ofizzina is beautifully designed in Mediterranean architectural style compatible with the 
City’s architectural heritage. The development promotes sound, aesthetically pleasing 
commercial uses and is designed to ensure the preservation of the unique character of the City’s 
Mediterranean architecture.   

 
Policy DES-1.2.1 – Continue the award of development bonuses and/or other incentives to 
promote Coral Gables Mediterranean design character providing for but not limited to the 
following: creative use of architecture to promote public realm improvements and 
pedestrian amenities; provide a visual linkage between contemporary architecture and the 
existing and new architectural fabric; encourage landmark opportunities; and creation of 
public open spaces. 
 

Ofizzina satisfies the requirements to achieve development bonuses of height and FAR, 
as it enhances Coral Gables’ Mediterranean design character.  Its design is a creative use of 
Mediterranean architecture which promotes public realm improvements and pedestrian amenities 
including plazas, colonnades and large walkable sidewalks along the street corridors.  Ofizzina 
provides a visual linkage between contemporary architecture and the existing and new 
architectural fabric with clean lines and vertical and horizontal elements that incorporate 
Mediterranean features. The use of tower features, Mediterranean materials and elements on 
building facades, and loggias and/or arcades provide the architectural and public realm features 
necessary for achieving the desired Mediterranean Design Bonuses.   

 
Policy GRN-1.3.2 – All new development proposals shall include designated safe pedestrian 
paths of travel within the site and provides pedestrian access to and from the public right-
of-way to encourage walkability. 
 

Ofizzina will include designated safe pedestrian paths of travel within the site and will 
provide pedestrian access to and from the public right-of-way to encourage walkability.   
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Owner: 

 

Ofizzina 1200, LLC 

1200 Ponce de Leon Blvd., 2nd Floor 

Coral Gables, FL 33134 

 

Applicant / Attorney: 

 

Mario Garcia-Serra 

2 South Biscayne Boulevard, Suite # 3400 

Miami, FL 33131 

Telephone: 305-376-6061 

 

Architect: 

 

Corwil Architects, Inc. 

4210 Laguna Street 

Coral Gables, FL 33146 

Telephone: 305-448-7383 

 

Landscape Architect: 

 

Witkin Hults Design Group 

13707 South 21st Avenue 

Hollywood, FL 33020 

Telephone: 954-923-9681 

 

Traffic Engineer: 

 

Tim Plummer 

David Plummer & Associates 

1750 Ponce de Leon Boulevard 

Coral Gables, FL 33134 

Telephone: 305-447-0900 
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2 STORY BUILDING
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LEGAL DESCRIPTION:

SURVEYOR’S NOTES:

SURVEYOR’S CERTIFICATION TO:

"Not valid without the signature and the original raised
 seal of a Florida Licensed Surveyor and Mapper"

FORTIN, LEAVY, SKILES, INC., LB3653

FUND COMMITMENT FORM SCHEDULE B−II

TREE # DIAMETER SPREAD HEIGHT TYPE
630 4" 8' 12' Palm
631 4" 8' 12' Palm
632 4" 8' 20' Palm
633 4" 8' 20' Palm
634 4" 8' 12' Palm
635 4" 8' 22' Palm
636 2" 6' 12' Palm
637 4" 10' 20' Palm
638 4" 10' 20' Palm
639 4" 6' 25' Palm
640 4" 12' 20' Palm
641 2 x 8" 15' 35' Palm
642 24" 30' 30' Silver Palm
643 2 x 8" 15' 35' Palm
644 10" 15' 35' Foxtail Palm
645 8" 20' 25' Sable Palm
646 8" 20' 25' Sable Palm
647 8" 20' 35' Sable Palm
648 8" 20' 30' Sable Palm
649 14" 40' 35' Black Olive
650 14" 40' 35' Black Olive
651 10" 15' 35' Foxtail Palm
652 14" 30' 35' Unknown
654 16" 12' 10' Bottle Brush
655 16" 12' 10' Bottle Brush
656 16" 12' 10' Bottle Brush
657 2 x 10" 20' 35' Palm
658 3 x 6" 16' 30' Palm
659 3 x 6" 16' 30' Palm
660 3" 5' 10' Robellini
661 4 x 3" 12' 10' Robellini
662 2 x 3" 8' 10' Robellini
663 2 x 3" 8' 10' Robellini
664 3" 8' 10' Robellini
665 2 x 3" 12' 10' Robellini
666 Multiple 2" 15' 25' 5' Diam Cluster of Palm
667 10" 12' 30' Coconut Palm
668 10" 12' 30' Coconut Palm
669 10" 12' 30' Coconut Palm
670 10" 12' 30' Coconut Palm
671 10" 12' 35' Coconut Palm
672 12" 18' 40' Coconut Palm
673 12" 18' 45' Coconut Palm
674 12" 18' 50' Coconut Palm
675 12" 18' 50' Coconut Palm
676 12" 18' 40' Coconut Palm
677 12" 18' 40' Coconut Palm
678 12" 18' 40' Coconut Palm
679 12" 18' 40' Coconut Palm
680 12" 18' 40' Coconut Palm
681 12" 18' 40' Coconut Palm
682 12" 18' 40' Coconut Palm
683 12" 18' 45' Coconut Palm
684 12" 18' 43' Coconut Palm
685 12" 12' 30' Foxtail Palm
686 12" 12' 30' Foxtail Palm
687 12" 12' 30' Foxtail Palm
688 12" 12' 30' Foxtail Palm
689 12" 12' 30' Foxtail Palm
690 4 x 3" 15' 12' Robellini
691 4 x 3" 15' 12' Robellini
697 8" 15' 20' Unknown
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718 6" 15' 30' Unknown
719 16" 20' 30' Mahogany
720 10" 20' 40' Mahogany
721 12" 20' 40' Mahogany
722 12" 15' 40' Mahogany
723 4" 6' 35' Palm
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LUMINAIRE LOCATIONS

No. Label X Y Z MH Orientation Tilt

Location

1 S1 27.0 63.0 13.0 13.0 90.0 0.0

2 S1 24.0 63.1 13.0 13.0 -90.0 0.0

3 S 80.6 63.0 13.0 13.0 90.0 0.0

4 S1 77.7 63.1 13.0 13.0 -90.0 0.0

5 S 80.6 90.3 13.0 13.0 90.0 0.0

6 S1 77.7 90.3 13.0 13.0 -90.0 0.0

7 S1 51.0 90.3 13.0 13.0 -90.0 0.0

8 S 103.4 90.3 13.0 13.0 -90.0 0.0

9 S1 28.8 90.3 13.0 13.0 -90.0 0.0

10 S 80.6 30.7 13.0 13.0 90.0 0.0

11 S 77.7 30.7 13.0 13.0 -90.0 0.0

12 S 27.0 30.7 13.0 13.0 90.0 0.0

13 S1 24.0 30.7 13.0 13.0 -90.0 0.0

14 S 132.3 17.0 13.0 13.0 -90.0 0.0

15 S1 122.1 46.2 13.0 13.0 -90.0 0.0

16 S1 133.1 80.8 13.0 13.0 -90.0 0.0

17 S1 79.2 28.4 13.0 13.0 180.0 0.0

18 S 25.6 28.8 13.0 13.0 180.0 0.0

LUMINAIRE SCHEDULE

Symbol Label Qty Lumens LLF WattsCatalog Number Description Lamp

S 8 Absolute 0.85 73

S1 10 Absolute 0.85 73

LITHONIA MRP

LED 1 63B350/40K

SR4 MOUNTED 10'

AFF ON

COLUMNS OR

EXTERIOR WALLS

OMERO

ARCHITECTURAL POST-

TOP LED AREA

LUMINAIRE WITH 63

4000K LEDS OPERATED

AT 350mA AND

PRECISION MOLDED

ACRYLIC TYPE IV LENS

ONE 73-WATT LED

LITHONIA MRP

LED 1 63B350/40K

SR4 MOUNTED 10'

AFF ON

COLUMNS OR

EXTERIOR WALLS

THRU

EMERGENCY

GENERATOR

OMERO

ARCHITECTURAL POST-

TOP LED AREA

LUMINAIRE WITH 63

4000K LEDS OPERATED

AT 350mA AND

PRECISION MOLDED

ACRYLIC TYPE IV LENS

ONE 73-WATT LED

STATISTICS

Description       Symbol Avg Max Min Max/Min

7TH FLOOR OPEN

PARKING

5.2 fc 11.3 fc 1.3 fc 8.7:1

 NOTE: WALL BRACKET TO BE ANTIQUE STREET LAMPS BNP.
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EXECUTIVE SUMMARY

The Ofizzina project will be located at 1200 Ponce de Leon Boulevard in Coral Gables, Florida.

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

concurrency exception area. The proposed development will replace existing 12,876 SF of office

space with 90,536 SF of office space and a 5,891 SF drive-in bank. Access to and from the site

will be provided on a two-way driveway located on Antilla Avenue. This traffic study is

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

Gables Public Works Department. Project buildout is anticipated in 2016.

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

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

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

study area.  An assessment of circulation as it relates to the operation of the drive-through bank

teller during the peak hour was performed. The analysis shows that the anticipated queue will not

spill onto adjacent right-of-way.
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1.0   INTRODUCTION

1.1 Project Background

The Ofizzina project will be located at 1200 Ponce de Leon Boulevard in Coral Gables, Florida

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

city’s traffic concurrency exception area. The proposed development will replace existing 12,876

SF of office space with 90,536 SF of office space and a 5,891 SF drive-in bank. Access to and from

the site will be provided on a two-way driveway located on Antilla Avenue. See Appendix A for

site plan. This traffic study is consistent with the methodology previously discussed with and

agreed to by the city of Coral Gables Public Works Department. Project buildout is anticipated in

2016.

1.2 Study Objective

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

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

intersection analyses, and a 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 May 29, 2014 at the following intersections:

o Ponce de Leon Boulevard / Antilla Avenue (U)
o Ponce de Leon Boulevard / Salamaca Avenue (S)
o Salzedo Street / Antilla Avenue (U)
o Salzedo Street / Santillane Avenue (U)

 Traffic Counts (Segments) - 48-hour machine counts, summarized at 15-minute intervals, were
taken from May 28, 2014 to May 29, 2014 at the following roadway segments:

o Ponce de Leon Boulevard between Antilla Avenue and Salamaca Avenue
o Antilla Avenue between Ponce de Leon Boulevard and Salzedo Street
o Salzedo Street between Antilla Avenue and Salamaca Avenue

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

network using the appropriate cardinal distribution from the Miami-Dade 2035 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.

 Queuing Analysis:  The potential queue at the bank drive-through was calculated for the

project’s PM peak hour trip generation (the critical inbound hour).
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2.0 DATA COLLECTION

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

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

sections.

2.1 Roadway Characteristics

Ponce de Leon Boulevard

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

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

two-way, four-lane, divided roadway south of Sidonia Avenue, and undivided roadway north of

Sidonia Avenue. On-street, metered, parking is provided on the east and west side of the roadway.

The city of Coral Gables operates and maintains Ponce de Leon Boulevard. The posted speed limit

is 35 mph.

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

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

roadway. The city of Coral Gables operates and maintains Salzedo Street. The speed limit is not

posted within the study limits.

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

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

roadway. The city of Coral Gables operates and maintains Antilla Avenue. The speed limit is not

posted within the study limits.

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

Salamanca Avenue is a two-way, two-lane, undivided roadway with on-street parking on both sides
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of the roadway. The city of Coral Gables operates and maintains Salamanca Avenue. The posted

speed limit is 30 mph.

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

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

of the rodaway. The city of Coral Gables operates and maintains Santillane Avenue. The speed

limit is not posted within the study limits.

2.2 Traffic Counts

Forty-eight hour traffic machine counts were collected on May 28 through May 29, 2014 at Ponce

de Leon Boulevard, and Salzedo Street. Forty-eight hour counts for Antilla Avenue were recounted

on June 3 through June 4 2014 due to improper function of traffic machine. Vehicle turning

movement counts were taken on May 29, 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. Weekly volume adjustment

factors (Miami-Dade County South) corresponding to the dates of the counts were used. Traffic

counts are provided in Appendix C.

2.3 Intersection Data

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

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

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

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

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

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

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

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

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

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

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

2.5 Roadway Capacity Analysis

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

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

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

condition.

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

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

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

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

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

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

standards (LOS E).
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1 Ponce de Leon Blvd: Class II Arterial 2 Lane - 10% Non_State Signalized Roadway and -20% for No Exclusive
Right/Left Turns (1700 vph * 0.9 * 0.8 = 1224 vph); Antilla Avenue and Salzedo Street: Class II Arterial 1 Lane - 10%
Non_State Signalized Roadway and -20% for No Exclusive Right/Left Turns (800 vph * 0.9 * 0.8 = 575 vph)

Exhibit 4
Existing Roadway Capacity Analysis

Weekday AM and PM Peak Hour Conditions

Roadway Direction
# of

Lanes
AM Peak
Volume

PM Peak
Volume

LOS
Std

SV1
Meet
LOS
Std?

Ponce de Leon Boulevard between
Antilla Avenue and Salamanca Avenue

NB 2LD 354 607 E 1224 Yes

SB 2LD 521 525 E 1224 Yes

Antilla Avenue between Ponce de Leon
Boulevard and Salzedo Street

EB 1LU 21 13 E 575 Yes

WB 1LU 16 49 E 575 Yes

Salzedo Street between Antilla Avenue
and Salamanca Avenue

NB 1LU 99 238 E 575 Yes

SB 1LU 103 138 E 575 Yes
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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 hours. All the

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

Appendix D.

Exhibit 5
Existing Intersection Capacity Analysis

Weekday AM and PM Peak Hour Conditions

Intersection Signalized/

Unsignalized
Direction

AM

Peak

LOS

PM Peak

LOS

LOS

Standard

Ponce de Leon Boulevard /

Antilla Avenue
U

NB

SB

EB

WB

A

A

C

B

A

A

C

D

E + 20

E + 20

E

E

Ponce de Leon Boulevard /

Salamanca Avenue
S

NB

SB

EB

WB

Overall

B

C

D

D

C

C

C

D

D

C

E + 20

E + 20

E

E

N/A

Salzedo Street / Antilla Avenue U
SB

WB

A

A

A

B

E

E

Salzedo Street / Santillane
Avenue U

SB

WB

A

A

A

B

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 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 the

annual growth rate is 1.1%. Historic growth rate documentation is included in Appendix C.

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

One committed development was considered for estimating future traffic volumes in this study:

2020 Salzedo Street. 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

2020 Salzedo
Street

Apartments
Land Use 220

214 DU 22 88 110 86 47 133

Office Building
Land Use 710

30,617 SF 42 6 48 8 38 46

Specialty Retail
Land Use 826

4,643 SF 15 9 24 15 18 33

Net External Trips 79 103 182 109 103 212

* Committed development documentation is included in Appendix D.
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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 hour traffic at each

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

1 Ponce de Leon Blvd: Class II Arterial 2 Lanes - 10% Non_State Signalized Roadway and -20% for No Exclusive
Right/Left Turns (1700 vph * 0.9 * 0.8 = 1224 vph); Antilla Avenue and Salzedo Street: Class II Arterial 1 Lanes -
10% Non_State Signalized Roadway and -20% for No Exclusive Right/Left Turns (800 vph * 0.9 * 0.8 = 575 vph)

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.

Exhibit 7
Future without Project Roadway Capacity Analysis

Weekday AM and PM Peak Hour Conditions

Roadway Direction
# of

Lanes
AM Peak
Volume

PM Peak
Volume

LOS
Std SV1

Meet
LOS
Std?

Ponce de Leon Boulevard between
Antilla Avenue and Salamanca

Avenue

NB 2LD 371 630 E 1224 Yes

SB 2LD 539 544 E 1224 Yes

Antilla Avenue between  Ponce de
Leon Boulevard and Salzedo Street

EB 1LU 21 13 E 575 Yes

WB 1LU 16 50 E 575 Yes

Salzedo Street between Antilla
Avenue and Salamanca Avenue

NB 1LU 107 249 E 575 Yes

SB 1LU 112 151 E 575 Yes
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Exhibit 9 shows the resulting LOS for morning and afternoon peak conditions for future without

project. Capacity worksheets are included in Appendix D.

Exhibit 9
Future without Project Intersection Capacity Analysis

Weekday AM and PM Peak Hour Conditions

Intersection Signalized/

Unsignalized
Direction

AM

Peak

LOS

PM

Peak

LOS

LOS

Standard

Ponce de Leon Boulevard /

Antilla Avenue
U

NB

SB

EB

WB

A

A

C

B

A

A

C

D

E + 20

E + 20

E

E

Ponce de Leon Boulevard /

Salamanca Avenue
S

NB

SB

EB

WB

Overall

B

C

D

D

C

C

C

D

D

C

E + 20

E + 20

E

E

N/A

Salzedo Street / Antilla Avenue U
SB

WB

A

A

A

B

E

E

Salzedo Street / Santillane
Avenue U

SB

WB

A

A

A

B

E

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

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

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

A 10% 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

General Office Building
(Land Use 710)

90,536 SF 156 21 177 31 149 149

Drive-In Bank
(Land Use 912)

5,891 SF 41 30 71 72 71 143

Subtotal  Gross Trips 197 51 248 103 220 323

Transit/Pedestrian Trips 10% -20 -5 -25 -10 -22 -32

Pass-By Trips
(Drive-in Bank only)

47% -19 -14 -33 -34 -33 -37

Net External Trips (Proposed) 158 32 190 59 165 224

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 Use 710)

12,876 SF 33 4 37 16 77 93

Transit/Pedestrian Trips 10% -3 -0 -3 -1 -8 -9

Net External Trips (Existing) 30 4 34 15 69 34

Proposed Uses 158 32 190 59 165 224

Existing Uses -30 -4 -34 -15 -69 -34

Net New External Trips 128 28 156 44 96 140
1 Based on ITE Trip Generation Manual, Ninth Edition,
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4.5 Project Trip Assignment

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

TAZ 1037 shown in Exhibit 11.  The Cardinal Distribution gives a generalized distribution of trips

from a TAZ to other parts of Miami-Dade County.  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 1037)

Direction Distribution

NNE 11.85%

ENE 17.93%

ESE 6.14%

SSE 11.27%

SSW 13.55%

WSW 12.06%

WNW 11.92%

NNW 15.28%

Total 100.00%
Source: Miami Urban Area Transportation Study
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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 hour for each roadway segment. All the

segments under study meet the city’s LOS standards (LOS E). Exhibit 14 shows the projected AM

and PM roadway volumes.

1 Ponce de Leon Blvd: Class II Arterial 2 Lanes - 10% Non_State Signalized Roadway and -20% for No Exclusive
Right/Left Turns (1700 vph * 0.9 * 0.8 = 1224 vph); Antilla Avenue and SalzedoStreet: Class II Arterial 1 Lanes -
10% Non_State Signalized Roadway and -20% for No Exclusive Right/Left Turns (800 vph * 0.9 * 0.8 = 575 vph)

Exhibit 13
Future with Project Roadway Capacity Analysis

Weekday AM and PM Peak Hour Conditions

Roadway Direction
# of

Lanes
AM Peak
Volume

PM Peak
Volume

LOS
Std

SV1
Meet
LOS
Std?

Ponce de Leon Boulevard between
Antilla Avenue and Salamanca

Avenue

NB 2LU 399 627 E 1224 Yes

SB 2LU 542 511 E 1224 Yes

Antilla Avenue between  Ponce de
Leon Boulevard and Salzedo Street

EB 1LU 78 33 E 575 Yes

WB 1LU 30 123 E 575 Yes

Salzedo Street between Antilla
Avenue and Salamanca Avenue

NB 1LU 113 268 E 575 Yes

SB 1LU 138 160 E 575 Yes
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4.7 Future With Project Intersection Capacity Analysis

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

developments 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. All intersections

analyzed are projected to operate within the city’s LOS standard during the morning and afternoon

peak periods.

Exhibit 15
Future with Project Intersection Capacity Analysis

Weekday AM and PM Peak Hour Conditions

Intersection Signalized/
Unsignalized

Direction
AM
Peak
LOS

PM Peak
LOS

LOS
Standard

Ponce de Leon Boulevard /

Antilla Avenue
U

NB
SB
EB
WB

A
A
C
C

A
A
D
E

E + 20
E + 20

E
E

Ponce de Leon Boulevard /

Salamanca Avenue
S

NB
SB
EB
WB

Overall

B
C
D
D
C

C
C
D
D
C

E + 20
E + 20

E
E

N/A

Salzedo Street / Antilla Avenue U
SB
WB

A
A

A
B

E + 20
E

Salzedo Street / Santillane
Avenue U

NB
WB

A
A

A
B

E + 20
E

Project Driveway / Antilla
Avenue

U
NB
WB

A
A

A
A

N/A
E
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5.0 QUEUING ANALYSIS

The queuing analysis was performed based on the methodology outlined in the Institute of

Transportation Engineers (ITE) Transportation and Land Development. The analysis was

performed to determine if adequate storage area is provided within the bank property so that the

queue does not extend past the entrance (95% confidence level analysis). To determine the

anticipated traffic associated with the proposed drive-in teller, vehicles using three surrogate teller

facilities were counted. In addition to the number of vehicles using the tellers, the processing time

was also measured.  The counts were collected at the following three locations:

 FirstBank Florida - 9290 SW 40th Street, Miami

 Chase Bank – 1300 Ponce de Leon Blvd, Coral Gables

 Gibraltar Private Bank - 1575 San Ignacio Avenue, Coral Gables

The potential queue at the Drive-through teller was calculated based on the average number of

vehicles using a bank teller at surrogate locations during the busiest time (worst case scenario). An

average processing rate 3.23 minutes per vehicle was used in the analysis. Exhibit 16 shows a

summary of the results of the bank teller counts and processing times. The detailed counts are

shown in Appendix G.

Exhibit 16
Drive-Through Teller Counts and Processing Time

Location Time Number of Vehicles
Average Processing Time

(Min:Sec)

FirstBank Florida
(2 Lanes)

4:00 – 5:00 PM 5 4:53

Gibraltar Private Bank 1:00 – 2:00 PM 9 2:17

Chase Bank 1:00 – 2:00 PM 7 2:27

Average 7 3:14

Source: DPA
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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 (ρ) 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 customer to process a transaction and

leave the teller area.  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:

= ln ( > ) − lnln − 1
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 calculations are presented in Exhibit 17.

Exhibit 17
Ofizzina

Queue Calculations

Q = Processing rate =
/. / = 18.58 /ℎ

q = Demand Rate = 7
N = Service Positions = 1

ρ = Utilization factor = ( ) = /× . / = 0.3768
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Qm = Table Value = 0.3768

M = queue length which is exceeded 5% of the time [P(x>M)]= ( ) ( )(ρ) − 1 = ( . ) ( . )( . ) − 1 = 1.07, 2 vehicles

The results of the queuing analysis show that the average queue during the peak hour of the bank

teller will be 2 vehicles. The location of the Drive-through teller has approximately 200 feet of

storage between the teller and the Antilla Avenue right-of-way. This area is enough to

accommodate 9 vehicles in queue. The distance between the teller and the first parking space is

approximately 150 feet; this area is enough to accommodate one vehicle at the teller and five

vehicles in queue.
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6.0 CONCLUSIONS

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

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

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

area. An assessment of circulation as it relates to the operation of the drive-through bank teller

during the peak hour was performed. The analysis shows that the anticipated queue will not spill

onto the adjacent right-of-way.

Ofizzina Report _June 2014


















