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MEMORANDUM 
 
TO:    Mr. Edward Silva 
    Village Manager  
    Village of Palmetto Bay 
    9705 Hibiscus Street  
    Palmetto Bay, FL   33157 
 
FROM:    Steven Schindler, PE, PTOE 
    MARLIN Engineering Inc.  
    1700 NW 66th Avenue, Suite 106 
    Plantation, FL   33313 
 
SUBJECT:  Palmetto Bay Village Center 
    (former Burger King Headquarters site) 
    17777 Old Cutler Road Development 
 
CC:   Jeff Weidner and Ramon Soria 
    MARLIN Engineering Inc. 
 
DATE:   March 19, 2018 
 
 
 
Dear Mr. Silva:  

Marlin Engineering, Inc. (MEI) was retained by the Village of Palmetto Bay to perform a roadway capacity 

analysis for Old Cutler Road in the vicinity of the old Burger King headquarters site. The objective is to 

determine if there is any available capacity on the roadway that could accommodate new trips generated by 

an expansion to the site, and to determine if the new trips generated by the development could utilize other 

routes. The site, now known as the Palmetto Bay Village Center, is currently occupied with 315,000 square 

feet of office space utilized by various firms, and no residential dwellings. A proposed development would add 

484 multifamily condominiums to the site. The plans for this development is titled “17777 Old Cutler Road”. 

The developer is Goddard Investment Group, LLC, based in Atlanta, GA. 

TRIP GENERATION 

All trip generation data which follows was determined based on trip generation equations and rates provided 

in the Institute of Transportation Engineers (ITE) Trip Generation Manual, 10th Edition. For the AM Peak and 

PM Peak trips, the Peak Hour of Adjacent Street Traffic, One Hour Between 7AM-9AM, and 4PM-6PM criteria, 

respectively, was utilized.  The day of week utilized was Weekday.  The Mid-Rise Land Use Code was used for 

the multifamily housing as the proposed buildings will be between three (3) and ten (10) story structures. All 

trip generation data that was obtained was based on the average rate and not the regression curve. Trip 
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generation printouts are included in the Appendix attached to this Memorandum. Included are descriptions of 

the Land Use Codes. 

In 2008, the Village approved a development which would have constructed 400 residential dwellings on the 

site along with the existing 315,000 square feet of office space. This development did not come to fruition. It 

would have consisted of 300 senior citizen (non-assisted living) dwellings and 100 multifamily condominiums. 

The trip generation for this development is shown in the Table 1 below. 

Table 1.  Approved 2008 Development Trip Generation of 300 Senior Adult Housing and 100 Multifamily 

Condominiums 

 

Senior Adult Housing- Attached  Land Use Code 252 

Daily:  50% In, 50% Out; AM Peak:  35% In, 65% Out; PM Peak: 55% In, 45% Out 

Multifamily Housing (Mid-Rise)  Land Use Code 221 

Daily:  50% In, 50%Out; AM Peak:  26% In, 74% Out; PM Peak:  61% In, 39% Out 

In 2016, another development was approved by the Village for the site. It was proposed for 400 multifamily 

condominiums, with no senior citizen dwellings. In addition, a transfer development rights (TDR) resulted in 

the addition of 85 additional multifamily condominiums, resulting in a total of 485 multifamily condominiums. 

Finally, a zoning change applied a condition that the trip generation of this development could not exceed the 

trip generation which would have been generated by the 2008 development shown in Table 1, plus what would 

be the trips generated by 85 single-family detached homes, even though there would not be any single-family 

detached homes. The trip generation for 485 multifamily condominiums is shown below in Table 2, and the 

trip generation of the 2008 development from Table 1 plus 85 single-family detached homes is shown in Table 

3. 

 

 

 

AM Peak PM Peak

In Out Total In Out Total In Out Total

Senior Adult Housing-Attached 300 Dwelling Unit 555 555 1,110 21 39 60 43 35 78

Multifamily Housing (Mid-Rise) 100 Dwelling Unit 272 272 544 9 27 36 27 17 44

TOTAL 827 827 1,654 30 66 96 70 52 122

Land Use

Daily

Intensity Units
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Table 2.  2016 Development Trip Generation of 485 Multifamily Condominiums 

 

Multifamily Housing (Mid-Rise)  Land Use Code 221 

Daily:  50% In, 50%Out; AM Peak:  26% In, 74% Out; PM Peak:  61% In, 39% Out 

 

Table 3.  2016 Development of 485 Residential Units:  Restricted to Trip Generation of Approved 2008 

Development Plus 85 Single-Family Detached Homes 

 

Senior Adult Housing- Attached  Land Use Code 252 

Daily:  50% In, 50% Out; AM Peak:  35% In, 65% Out; PM Peak: 55% In, 45% Out 

Multifamily Housing (Mid-Rise)  Land Use Code 221 

Daily:  50% In, 50%Out; AM Peak:  26% In, 74% Out; PM Peak:  61% In, 39% Out 

Single-Family Detached Homes  Land Use Code 210 

Daily:  50% In, 50%Out; AM Peak:  25% In, 75% Out; PM Peak:  63% In, 37% Out 

 

As can be seen in comparing Table 2 and Table 3, the total trips generated by a 485 multifamily condominium 

development exceeds the 2008 development trip generation with 85 single-family detached homes added by 

a total of 88 trips (2,638 – 2,550). Thus, this zoning requirement is being exceeded. 

Therefore, the 2016 development must be scaled down so that the total trip generation does not exceed the 

trip generation shown in Table 3. As per the 2016 ordinance, the 85 single-family detached homes component 

cannot be factored down. The total daily trip generation from 400 multifamily condominiums will be scaled 

down to match the total daily trip generation of Table 1 (the approved 2008 development). Table 4 shows the 

trip generation for 400 multifamily condominiums. 

AM Peak PM Peak

In Out Total In Out Total In Out Total

Multifamily Housing (Mid-Rise) 485 Dwelling Unit 1,319 1,319 2,638 46 129 175 130 83 213

TOTAL 1,319 1,319 2,638 46 129 175 130 83 213

Land Use Intensity Units

Daily

AM Peak PM Peak

In Out Total In Out Total In Out Total

Senior Adult Housing-Attached 300 Dwelling Unit 555 555 1,110 21 39 60 43 35 78

Multifamily Housing (Mid-Rise) 100 Dwelling Unit 272 272 544 9 27 36 27 17 44

Single Family Detached Homes 85 Dwelling Unit 448 448 896 16 49 65 55 32 87

TOTAL 1,275 1,275 2,550 46 115 161 125 84 209

Land Use Intensity Units

Daily
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Table 4.  Trip Generation for 400 Multifamily Condominiums 

 

Multifamily Housing (Mid-Rise)  Land Use Code 221 

Daily:  50% In, 50%Out; AM Peak:  26% In, 74% Out; PM Peak:  61% In, 39% Out  

 

The total daily trips generated by 400 multifamily condominiums is 2,176, which is 522 trips higher than the 

total daily trips which would have been produced by the approved 2008 development shown in Table 1.  After 

the total trips for the condominiums are factored down to match the 2008 trips, the trips generated by 85 

multifamily condominiums would be added. 

As per Table 4, each multifamily condominium accounts for 5.44 daily trips (2,176 / 400).  522 trips must be 

deleted so that the total trips equals the 2008 development trip generation:  2,176 – 522 = 1,654 trips.  

Therefore, the resulting number of multifamily condominiums is 1,654 / 5.44 = 304 multifamily 

condominiums. Next, 85 multifamily condominiums are added to result in the maximum number of multifamily 

condominiums allowed in the proposed development to abide by the 2016 ordinance, which is 304 + 85 = 

389 multifamily condominiums.  Finally, Table 5 shows the trip generation for 389 multifamily condominiums. 

During the AM peak hour on a typical weekday, 126 net new trips would be leaving the site (an average of 

roughly 2.1 more vehicles per minute compared to the current conditions), and during the PM peak hour, 85 

net new trips would be entering the site (an average of roughly 1.4 more vehicles per minute compared to 

current conditions). 

Table 5.  Trip Generation for 389 Multifamily Condominiums 

(Maximum number of units allowed to comply with 2016 Ordinance) 

 

Multifamily Housing (Mid-Rise)  Land Use Code 221 

Daily:  50% In, 50%Out; AM Peak:  26% In, 74% Out; PM Peak:  61% In, 39% Out  

AM Peak PM Peak

In Out Total In Out Total In Out Total

Multifamily Housing (Mid-Rise) 400 Dwelling Unit 1,088 1,088 2,176 37 107 144 107 69 176

TOTAL 1,088 1,088 2,176 37 107 144 107 69 176

Land Use Intensity Units

Daily

AM Peak PM Peak

In Out Total In Out Total In Out Total

Multifamily Housing (Mid-Rise) 389 Dwelling Unit 1,058 1,058 2,116 45 126 171 85 55 140

TOTAL 1,058 1,058 2,116 45 126 171 85 55 140

Land Use Intensity Units

Daily
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OLD CUTLER ROAD and SW 184th STREET 

Old Cutler Road is the main north-south roadway that leads to the site, which along the west edge of the site. 

It is accessed at two locations from the site- at a stop-signed controlled driveway at the north edge of the site, 

and at the intersection mentioned in the following paragraph. It is a two-lane roadway with a posted speed 

limit of 40 miles per hour (mph).  It is a constrained facility which cannot be widened (only auxiliary lanes such 

as left-turn lanes at intersections can be added, but no additional through lanes can be added). 

SW 184th Street is the main east-west roadway that leads to/from the site.  It is a two-lane roadway that is the 

west leg of its signalized intersection with Old Cutler Road. The east leg of the intersection is the south 

entrance driveway to the site. Thus, traffic heading to or from the site via SW 184th Street does not have to 

travel on Old Cutler Road.  The posted speed limit is also 40 mph. 

As per the 2012 Florida Department of Transportation (FDOT) Quality/Level of Service Handbook Generalized 

Service Volumes tables, Table 1 (urbanized areas), the maximum annual average daily volume (AADT) to stay 

within Level of Service D for a two-lane, undivided, non-state signalized arterial interrupted flow facility with a 

40 mph or higher speed limit is 17,700 vehicles per day (vpd) minus 10 percent, which equals 15,930 vpd. 

This would represent the maximum AADT to stay within Level of Service D. Volumes greater than LOS D become 

F because intersection capacities have been reached, as per FDOT’s Quality/Level of Service Handbook. The 

FDOT Q/LOS tables are included in the Appendix. 

As per the 2012 Florida Department of Transportation (FDOT) Quality/Level of Service Handbook Generalized 

Service Volumes tables, Table 7 (urbanized areas), the maximum peak hour directional volume (one direction) 

for a two-lane, undivided, non-state signalized arterial interrupted flow facility with a 40 mph or higher speed 

limit is 880 vehicles minus 10 percent, which equals 792 vehicles. This would represent the maximum one-

direction peak hour volume to stay within Level of Service D. A peak hour one-direction volume greater than 

792 vehicles would represent LOS F because intersection capacities have been reached, as per FDOT’s 

Quality/Level of Service Handbook. 

TRIP DISTRIBUTION 

The site is located within Traffic Analysis Zone (TAZ) number 1139 as per the 2010 TAZ Boundaries Map from 

the Miami-Dade Long Range Transportation Plan Update to the Year 2040 produced by the Miami-Dade 

Transportation Planning Organization (TPO). 
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Using the trips generated shown in Table 5, for the maximum number of multifamily condominiums (389) 

allowable due to the 2016 zoning condition, 126 net new trips would be leaving the site during the AM peak 

hour on a typical weekday, and 85 net new trips would be entering the site during the PM peak hour on a 

typical weekday (on top of the current office traffic that currently is generated by the site and is accounted as 

background traffic in existing traffic counts). 

During the AM peak hour on a typical weekday, the biggest impact from the new trips generated by the site 

would be motorists leaving the site to head to work, and during the PM peak hour on a typical weekday, the 

biggest impact from the new trips generated by the site would be motorists heading home from work. 

As per the Miami-Dade 2010 Directional Distribution Summary, the trips to/from TAZ 1139 are to/from the 

NNE (11.3%), SSE (2.8%), SSW (10.7%), WSW (22.7%), WNW (25.2%), and NNW (27.2%) directions. This table 

is attached in the Appendix. 

Based on this distribution, it can be assumed that approximately 38.5% (NNW and NNE) of the traffic heading 

to/from the site would use Old Cutler Road north of the site, 47.9% (WSW and WNW) of the traffic heading 

to/from the site would use NW 184th Street west of the site, and 13.5% (SSW and SSE) of the traffic heading 

to/from the site would use Old Cutler Road south of the site. This would be if each roadway was operating at 

a reasonable Level of Service during the peak hours, such as LOS D or better, for example. 

CAPACITY ANALYSIS 

Old Cutler Road is subjected to higher volumes north of the site compared to south of the site, as per FDOT’s 

Florida Traffic Online (2016) website, operated by FDOT’s Transportation Statistics Office. 

Portable traffic monitoring site number 8206 is located on Old Cutler Road, 200 feet south of SW 168th Street.  

This location is approximately 0.5 mile north of the north entrance driveway to the site. The 2014 AADT for 

this site had a second-year estimate of 17,400 vpd. The 2015 AADT for the site had a computed estimate of 

25,000 vpd AADT, and a 2016 first-year estimate of 25,000 vpd for the site. As previously mentioned, as per 

the 2012 Florida Department of Transportation (FDOT) Quality/Level of Service Handbook Generalized Service 

Volumes tables, Table 1 (urbanized areas), the maximum annual average daily volume (AADT) to stay within 

Level of Service D for a two-lane, undivided, non-state signalized arterial interrupted flow facility with a 40 mph 

or higher speed limit is 17,700 vehicles per day (vpd) minus 10 percent, which equals 15,930 vpd. This would 

represent the maximum AADT to stay within Level of Service D. Volumes greater than LOS D become F because 



1700 NW 66 th Avenue, Suite 106, Plantation, FL 33313 • 954.870.5070 • www.marlinengineering.com 

 

  

intersection capacities have been reached, as per FDOT’s Quality/Level of Service Handbook.  As a result, this 

segment is currently operating over capacity, without any new trips from the proposed development added. 

South of the site, another FDOT portable traffic monitoring site, number 8205, is located on Old Cutler Road, 

200 feet south of SW 184th Street.  This site is located 200 feet south of the intersection of SW 184th Street 

(west leg of intersection) and the south entrance driveway to the site (east leg of intersection). The 2016 

calculated AADT at this location is 15,900 vpd, which is right at the capacity of the roadway (15,930 vpd), 

without any new trips from the proposed development added. 

SW 184th Street, which is the two-lane east-west link between Old Cutler Road and US 1, also has more than 

adequate excess capacity available.  FDOT portable traffic monitoring site, number 7006, is located on SW 

184th Street ¼ mile west of Old Cutler Road. The 2016 AADT is 5,600 vpd, which is considerably below capacity 

of the roadway (15,930 vpd). Thus, SW 184th Street is a more attractive option for motorists trying head 

to/from the site. 

FDOT Historical AADT reports for these sites are included in the Appendix. 

Since Old Cutler Road is operating over capacity north of the site, and operating basically at capacity south of 

the site, the trip distribution percentages were adjusted accordingly, so that a higher percentage of trips were 

allotted to SW 184th Street. Thus, Old Cutler Road north of the site was bumped down to 15%, Old Cutler Road 

south of the site was bumped down to 7%, and SW 184th Street west of the site was bumped up to 78%. Even 

when a roadway is operating at capacity, some motorists consisting of new trips would still utilize the facility.  

These were assumptions based on the over-capacity/at capacity condition of Old Cutler Road, and that SW 

184th Street leads to alternate routes to head north and south, such as US 1 (South Dixie Highway) and 

Florida’s Turnpike. 

With these distributions during the AM peak hour, approximately 19 net new trips would be added to 

northbound Old Cutler Road north of the site, approximately 9 net new trips would be added to southbound 

Old Cutler Road south of the site, and  approximately 98 net new trips would be added to westbound SW 184th 

Street west of the site (19+9+98= 126 net new trips leaving the site during the AM peak hour as per Table 5). 

With these distributions during the PM peak hour, approximately 13 net new trips would be added to 

southbound Old Cutler Road north of the site, approximately 6 net new trips would be added to northbound 

Old Cutler Road south of the site, and  approximately 66 net new trips would be added to eastbound SW 184th 

Street west of the site (13+6+66= 85 net new trips entering the site during the PM peak hour as per Table 5). 
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US 1 (SOUTH DIXIE HIGHWAY) 

US 1 (South Dixie Highway) is located approximately 2.4 miles west of Old Cutler Road, and is a major north-

south urban principal interrupted-flow, signalized arterial with three (3) travel lanes in each direction. The 

posted speed limit is 45 mph. According to the count station data on the Florida Traffic Online site, US 1 has 

the available capacity to accommodate all of the net new trips generated by the development during both the 

AM and PM peak hours.  

US 1 has a peak hour directional capacity of 3,020 vehicles per hour at LOS D. As per the FDOT Q/LOS Table 

7, LOS E becomes LOS F for Class I roadways with a 40 mph or higher posted speed limit. 

As per FDOT traffic count station 2563, US 1 northbound just north of SW 184th Street, has an AM peak hour 

volume of 2,228 vehicles, which is below the peak hour directional capacity of 3,020 vehicles at LOS D. The 

US 1 northbound roadway can accommodate the net new trips generated by the site during the AM peak hour 

which are heading north. The situation is much the same during the PM peak hour for US 1 southbound. During 

the PM peak hour, US 1 southbound, just north of SW 184th Street, has a PM peak hour volume of 2,326 

vehicles, which is below the peak hour directional capacity of 3,020 vehicles at LOS D.  The US 1 southbound 

roadway can accommodate the net new trips generated by the site during the PM peak hour which are heading 

south which would then turn east onto SW 184th Street.  US 1 northbound or southbound can accommodate 

the new trips generated by the site. 

SW 184th Street, the east-west two-lane link between the south entrance driveway to the site and US 1, is well 

below capacity with a 2016 AADT of 5,600 vpd as per the FDOT Florida Traffic Online site- which is well below 

the maximum volume of 13,320 vpd to stay within LOS D, as per the FDOT Quality/Level of Service Handbook. 

CONCLUSION AND RECOMMENDATIONS 

While Old Cutler Road is a constrained facility and is currently operating over capacity, the south entrance 

driveway to the site intersects Old Cutler Road at a signalized intersection where the south driveway is the 

east leg, SW 184th Street is the west leg, and Old Cutler Road is the north and south legs. SW 184th Street 

leads directly to US 1 (South Dixie Highway), located 2.4 miles west of Old Cutler Road. Thus, a motorist can 

access US 1 to/from the site without having to travel on Old Cutler Road.  Both SW 184th Street and US 1 have 

available capacity to accommodate all of the net new trips generated by the development. New residents of 

the completed development would try out different routes until they found a route that worked best for them, 
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and that route would tend to naturally gravitate to using SW 184th Street and US 1 in the majority of cases.  

They would, over time, find the “path of least resistance”. 

Other recommendations include improving transit services, utilizing more frequent bus schedules, and 

providing incentives to residents, such as tax breaks for those who carpool, use transit, go carless by using 

rideshare services or Uber, or use non-motorized transportation such as bicycles. 

Finally, the maximum number of condominiums as per the 2016 zoning requirement would be 389 multifamily 

condominiums. The development plan currently under review by the Village consists of 484 multifamily 

condominiums as of this writing, which is a difference of 95 units. 

 

 
Sincerely, 
  
MARLIN ENGINEERING, INC.  
 

 
 
Steven Schindler, PE, PTOE 
Traffic Engineering Department Manager 
 
Attachment:  Appendix 
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