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December 29th, 2015

06.8843.021

UNIT PLAN UNIT PLAN
SCALE: 1/4”=1’-0” SCALE: 1/4”=1’-0”

A-1.8a

251 S. DIXIE HIGHWAY,
CORAL GABLES, FL
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December 29th, 2015

06.8843.021

UNIT PLAN UNIT PLAN
SCALE: 1/4”=1’-0” SCALE: 1/4”=1’-0”

A-1.8b

251 S. DIXIE HIGHWAY,
CORAL GABLES, FL
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December 29th, 2015

06.8843.021

UNIT PLAN
SCALE: 1/4”=1’-0”

A-1.8c

251 S. DIXIE HIGHWAY,
CORAL GABLES, FL
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December 29th, 2015

06.8843.021

UNIT PLAN
SCALE: 1/4”=1’-0”

A-1.8d

251 S. DIXIE HIGHWAY,
CORAL GABLES, FL
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December 29th, 2015

06.8843.021

UNIT PLAN
SCALE: 1/4”=1’-0”

A-1.8e

251 S. DIXIE HIGHWAY,
CORAL GABLES, FL
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December 29th, 2015

06.8843.021

EAST ELEVATION

NORTH ELEVATION

A-3.1

251 S. DIXIE HIGHWAY,
CORAL GABLES, FL
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December 29th, 2015

06.8843.021

WEST ELEVATION

SOUTH ELEVATION

A-3.2

251 S. DIXIE HIGHWAY,
CORAL GABLES, FL
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December 29th, 2015

06.8843.021
GRADE 0' - 0"

 T.O.S.

LEVEL 02 20' - 0"

 T.O.S.

LEVEL 03 30' - 0"

T.O.S.

LEVEL 04 40' - 0"

T.O.S.

LEVEL 05 50' - 0"

T.O.S.

LEVEL 06 65' - 0"

T.O.S. POOL DECK

LEVEL 07 75' - 0"

T.O.S.

LEVEL 08 85' - 0"

T.O.S. AT RESIDENTIAL TOWER

LEVEL 09 95' - 0"

T.O.S. AT RESIDENTIAL TOWER

LEVEL 10 105' - 0"

T.O.S. AT RESIDENTIAL TOWER

LEVEL 11 115' - 0"

T.O.S. AT RESIDENTIAL TOWER

LEVEL 12 125' - 0"

T.O.S. AT RESIDENTIAL TOWER

LEVEL 13 135' - 0"

T.O.S. AT RESIDENTIAL TOWER

LEVEL 14 145' - 0"

T.O. ROOF AT  RESIDENTIALTOWER B 

LEVEL ROOF 155' - 0"

T.O. ROOF AT  RESIDENTIALTOWER A

LEVEL 14 150' - 0"

T.O. PARAPET AT  RESIDENTIALTOWER B 

LEVEL ROOF 160' - 0"

T.O. PARAPET AT  RESIDENTIALTOWER A
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LEVEL 07a 80' - 0"

T.O.S. AT HOTEL TOWER

LEVEL 08a 90' - 0"

T.O.S. AT HOTEL TOWER

LEVEL 09a 100' - 0"

T.O.S. AT HOTEL TOWER

LEVEL 10a 110' - 0"

T.O.S. AT HOTEL TOWER

LEVEL 11a 120' - 0"

T.O.S.

GRADE 0' - 0"

 T.O.S.

LEVEL 02 20' - 0"

 T.O.S.

LEVEL 03 30' - 0"

T.O.S.

LEVEL 04 40' - 0"

T.O.S.

LEVEL 05 50' - 0"

T.O.S.

LEVEL 06 65' - 0"

T.O.S. POOL DECK

LEVEL 12a 130' - 0"

T.O.S.

LEVEL 13a 140' - 0"

T.O. ROOF AT  HOTEL TOWER 

LEVEL 13a 145' - 0"

T.O. HOTEL TOWER PARAPET
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251 S. DIXIE HIGHWAY,
CORAL GABLES, FL
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December 29th, 2015

06.8843.021

A-4.0

GRADE 0' - 0"

 T.O.S.

LEVEL 02 20' - 0"

 T.O.S.

LEVEL 03 30' - 0"

T.O.S.

LEVEL 04 40' - 0"

T.O.S.

LEVEL 05 50' - 0"

T.O.S.

LEVEL 06 65' - 0"

T.O.S. POOL DECK

LEVEL 07 75' - 0"

T.O.S.

LEVEL 08 85' - 0"

T.O.S. AT RESIDENTIAL TOWER

LEVEL 09 95' - 0"

T.O.S. AT RESIDENTIAL TOWER

LEVEL 10 105' - 0"

T.O.S. AT RESIDENTIAL TOWER

LEVEL 11 115' - 0"

T.O.S. AT RESIDENTIAL TOWER

LEVEL 12 125' - 0"

T.O.S. AT RESIDENTIAL TOWER

LEVEL 13 135' - 0"

T.O.S. AT RESIDENTIAL TOWER

LEVEL 14 145' - 0"

T.O. ROOF AT  RESIDENTIALTOWER B 

LEVEL ROOF 155' - 0"

T.O. ROOF AT  RESIDENTIALTOWER A

LEVEL 14 150' - 0"

T.O. PARAPET AT  RESIDENTIALTOWER B 

LEVEL ROOF 160' - 0"

T.O. PARAPET AT  RESIDENTIALTOWER A
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GRADE 0' - 0"

 T.O.S.

LEVEL 02 20' - 0"

 T.O.S.

LEVEL 03 30' - 0"

T.O.S.

LEVEL 04 40' - 0"

T.O.S.

LEVEL 05 50' - 0"

T.O.S.

LEVEL 06 65' - 0"

T.O.S. POOL DECK

LEVEL 07 75' - 0"
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Gables Station
Traffic Analysis Methodology

December 11, 2015

DPA will undertake a Traffic Impact Analysis as required by the City of Coral Gables.  

The analyses are for the existing conditions, future conditions with committed 

development, and the future conditions with project and committed developments.  

Location: West side of US-1 between Ponce de Leon Boulevard and Grand

Avenue in Coral Gables, FL. The project is located within the 

Gables Re-development Infill District (GRID).

Existing Site: Vacant. The site was approved by the city commission for a 295,000 

GLSF shopping center.

Proposed Plan: Mixed-use development consisting of 554 apartment units, 268 hotel 

rooms and approximately 88,000 SF of retail space. See attached 

trip generation comparison.

The proposed methodology is outlined below:

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

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

following intersections:

o Le Jeune Road / Ponce de Leon Boulevard / Greco Avenue/Ruiz Avenue (R)

o Ponce de Leon Boulevard / US-1 (S)

o Le Jeune Road / US-1 (S)

o Grand Avenue / US-1 (S)

o Le Jeune Road / Ponce de Leon Boulevard/Grand Avenue (S)

S= Signalized

R= Roundabout
U=Un-signalized

Signal Location and Timing – Existing signal phasing and timing for the signalized 

intersection will be obtained from Miami-Dade County.

Trip Generation – project trips will be estimated using trip generation information 

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

1 | P a g e

Manual, 9
th

Edition.

Trip Distribution / Trip Assignment – Net new external project traffic will be 

assigned to the adjacent street network using the appropriate cardinal distribution 

from the Miami-Dade Long Range Transportation Plan Update, published by the

Metropolitan Planning Organization. Normal traffic patterns will also be 

considered when assigning project trips.

Background Traffic - Available Florida Department of Transportation (FDOT) and 

Miami-Dade County (MDC) counts will be consulted to determine a growth factor

consistent with historical annual growth in the area.  The growth factor will be 

applied to the existing traffic volumes to establish background traffic.

Future Transportation Projects – The 2015 TIP and the 2040 LRTP will be 

reviewed and considered in the analysis at project build-out.

Committed Developments – Committed developments will be provided by the city.

Intersection analysis will be done using Highway Capacity Software (HCS) based 

on the 2010 Highway Capacity Manual (HCM) or the Synchro software.  Operation 

analysis at driveways providing access to/from the site will also be conducted.

Multimodal Considerations - Pedestrian, bicycle and transit facilities will be 

defined in a Circulation Plan.  Existing bus and mass transit routes including 

schedule and bus stop locations will be discussed as part of the study.

w:\15\15228\methodology_1.docx

2 | P a g e

251 S. DIXIE HIGHWAY,
CORAL GABLES, FL



������������������

���� ������	��
�

��

��������

��

����������

������	��
�

�����

	
��


������������������������������������� �!!

�������
������������

�����"���"##�#$


��%��"���!# �"���

&��������'�
	�(��������)�����
)�����"


)�������*��*���'���"�
�
+����,�)�����

)�������������'�
!
��-��*.�����/��
)�����	#


&��0��������,���##�#�
+����,�)�����
�����#
��#�
�$
$

��%��#
��#�
�$
$�

&�����1�����������2���3�����*�����
������*��������


	!#$

4�0��56(���
�		��-��*.�����/����
)�����"


&��0��������,��##�#�
+����,�)�����
�����#
���#��$$"#

���0����*�7���8������*�
 !

�)
�!����)�����
&��0������##�"#
+����,�)�����
�����#
��  ��� !!

�	
9	
#9
	

��
�#
:�
�:
# 
�;
&

<<8
��
��
��
��
,<
=�
��
�*
��
<�
�/
��+

��
�&

�,
��
�<
	#
"!
�<
$�
�





�




>
�
�?
��
)
��
���
�>
/	

�
 >
7
��
��
��
�
��
@�
��
@�
�/
�

�

��-��)�)������

��� !���������
�#�
�)��7�A���(��(
�B��'�������-��)�
���##�#"

December 29th, 2015

06.8843.021

Gables Station 

Trip Generation Comparison       15228 

Page 1 

Exhibit 1 - New Program  

Project Trip Generation Summary 

Proposed ITE Land Use 

Designation
1 Size/Units 

AM Peak Hour Vehicle 

Trips  

PM Peak Hour

Vehicle Trips  

In Out Total In Out Total

Apartments 

(Land Use 220) 
554 DU 55 220 275 210 112 322 

Hotel 

(Land Use 310) 
168 Rooms 52 37 89 52 49 101 

Shopping Center 

(Land Use 820) 
87,900 SF 89 55 144 264 286 550 

Subtotal Gross Trips 196 312 508 526 447 973 

Transit Trips 10% -18 -30 -48 -42 -33 -75 

Pedestrian Trips 

(Apartment only)
10% -6 -22 -28 -21 -11 -32 

Internal Capture
2 2.8% (AM)

24.9% (PM) 
-6 -6 -12 -108 -108 -216 

Pass-by Trip
2 
 (Shopping 

center only)
41% -20 -12 -32 -107 -116 -223 

Net External Trips (Proposed) 146 242 388 248 179 427 
1 Based on ITE Trip Generation Manual, Ninth Edition, 
2 Based on ITE Trip Generation Manual User’s Guide and Handbook, Ninth Edition 

Project Trip Generation Summary  
from Gables Station Traffic Study dated Dec 2011 

Proposed ITE Land Use 

Designation
1 Size/Units 

PM Peak Hour  

In Out Total

Retail 

(Land Use 820) 
294,429 GLSF 643 669 1312 

Pass-By Trips
2
 34% -219 -227 -446 

Transit/Pedestrian Trips 10% -42 -44 -86 

Net New Trips 382 398 780 

                                           1 Based on ITE Trip Generation manual, 8th Edition.                                    Source: David Plummer & Associates 

            2 Based on average Pass-by trip percentage for Shopping Centers - ITE Trip Generation Handbook Table 5.4.                                     

251 S. DIXIE HIGHWAY,
CORAL GABLES, FL
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CONTACT INFORMATION

Applicant and Developer

NP International, USA

2903 Salzedo Street

Coral Gables, FL 33134

Contact: Brent Reynolds

Ph: (952) 767-7500

Email: breynolds@np-international.com

Agent and Attorney

Mario Garcia-Serra

Gunster

Brickell World Plaza

600 Brickell Avenue

Suite 3500

Miami, FL 33131

Ph: (305) 376-6061

Email: MGarcia-Serra@gunster.com

Property Owner:

Gables Station LLC

2665 South Bayshore Drive, Suite 1200

Coconut Grove, FL 33133

Contact: Jeffery Berkowitz

Ph: (305) 854-2800

Email: JBerkowitz@berkowitzdev.com

Project Architect:

Gensler

801 Brickell Avenue

Suite 2280

Miami, FL 33131

Contact: Walter Trujillo

Ph: (305) 350-7063

Email: walter_trujillo@gensler.com

Project Traffic Consultant

Timothy J. Plummer, PE

David Plummer & Associates

1750 Ponce de Leon Boulevard

Coral Gables, Florida 33134

Ph: (305) 447-0900

Email: tim.plummer@dplummer.com

Project Civil Engineer

Julio Collier

Kimley-Horn and Associates, Inc.

1221 Brickell Avenue, Suite 400

Miami, FL 33131

Ph: (954) 535-5118

Email: julio.collier@kimley-horn.com

Landscape Architect

Robert A. Parsley A.S.L.A.

Geomantic Designs, Inc.

6800 SW 81
st

Street

Miami, FL 33143

Ph: (305) 665-9688 ext. 1

Email: rparsley@geomanticdesigns.com

MIA_ACTIVE 4421162.1

251 S. DIXIE HIGHWAY,
CORAL GABLES, FL
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354

ORDINANCE NO. 1862

AN  ORDINANCE NO. 1525, AS AMENDED, AND

KNOWN AS THE  CODE", BY DEALING WITH A CHANGE OF

ZONING ON TRACT  AND TRACT  BLOCK 5,

HOMESTEAD AND ST. ALBANS  CORAL  AND

REPEALING ALL ORDINANCES INCONSISTENT HEREWITH.

WHEREAS, an application was made for a change of zoning on subject
property from  Industrial Use to  Industrial Use, the letter symbol
"X" to permit subject property to be used in connection with the business
operation of  Inc., located in Block 17, "Industrial Section",
Coral  and

WHEREAS, after Notice of Public Hearing duly published and notification
of all property owners of record within three hundred feet  a public
hearing was held before the Planning and Zoning Board of The City of Coral

 Florida, on May 18, 1970, at which hearing  interested persons
were afforded an opportunity to be heard; and

WHEREAS, the Planning and Zoning Board at its regular meeting of May
18, 1970 recommended that the application be approved;

NOW, THEREFORE, BE IT ORDAINED BY THE COMMISSION OF THE CITY OF CORAL

SECTION 1. That Ordinance No. 1525, as amended, and known as the
"Zoning Code", and, in particular, that certain Building Content and Area
District Map, Plate No. 9, attached to and by reference made a part thereof,
be and the same hereby is amended to show henceforth a change of zoning on
subject property from "M" Industrial Use to "XM" Industrial Use, the letter
symbol "X" to permit subject property to be used in connection with Deel
Motors, Inc., located in Block 17, "Industrial Section", for the sales, storage
and service of new and used cars and trucks; located on the following de-
scribed property, to-wit:

Tract  less the Southeast 11 feet and Tract  less the
Southeast 11 feet, Replat of Block 5, of the combined and
supplemental map of  Homestead Plat" and  Albans
Park", 251 South Dixie Highway, Coral Gables, Florida.

SECTION 2. That a l l ordinances or parts of ordinances in conflict
or inconsistent herewith be and the same hereby are repealed insofar as there
is conflict or inconsistency.

PASSED AND ADOPTED  FOURTEENTH DAY OF JULY, A. D. 1970.

APPROVED:

I

I

I

C. L.  MAYOR

ATTEST:

 C ITY I

I

251 S. DIXIE HIGHWAY,
CORAL GABLES, FL
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