
   

 

 
 
 

 
 

 
June 3, 2022 
 
 
Mr. Dani Fawaz, PE 
Senior Transportation Engineer 
Miami Beach Transportation and Mobility Department 
1700 Convention Center Drive, 3rd Floor 
Miami Beach, FL 33139 
(305) 673-7000 Ext: 26693 
DaniFawaz@miamibeachfl.gov 
 
 
RE: 1840 Alton Road Traffic Statement - #22106 
 
 

Dear Mr. Fawaz, 

 
The proposed project is located at 1840 Alton Road in Miami Beach, Florida (see Attachment A 

for the site plan). The project proposes to replace an existing gas station with a mixed-use project 

consisting of 17,181 SF of office space, 2,698 SF of retail space, and one residential unit. Currently 

access to the existing site is provided via two, right-in / right-out driveways located on Alton Road 

(SR-907). As part of the redevelopment, the project is proposing to limit access to the site to one, 

right-in / right-out driveway located along Alton Road (on the southeast corner of the site). The 

proposed driveway will provide access to the ground floor parking and loading area as well as 

access to the upper level of the parking garage.  

 

Alton Road (SR-907), north of 5th Street, is a minor arterial roadway that provides north / south 

access throughout the City of Miami Beach. Within the study area, Alton Road is a two-way, four-

lane, divided roadway. The posted speed limit is 30 mph.  There is on-street parking provided on 

portions of the roadway. The FDOT has jurisdiction over Alton Road within the project area. Alton 

Road is a shared roadway north of 4th Street and provides bike lanes along the roadway south of 

4th Street. It should be noted that the segment of Alton Road between Dade Boulevard and 5th 
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Street (just south of the project location) is segment number 27 within the most recent Miami 

Beach Transportation Master Plan.   

Trip Generation  
 
The proposed project trip generation was calculated based on the rates / equations published by 

the Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th 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 driveway. (Trip generation worksheets are 

available in Attachment B.) 

 

The proposed development plan incorporates residential, office, and retail land uses, which can 

satisfy the work trip 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 Attachment B. 

 

ITE research shows that a certain percent of retail and gas station trips are “pass-by” trips. These 

are described as trips “attracted from the traffic passing the site on an adjacent street.” These are 

not new trips, but trips already using the existing roadway network that stop at the proposed use 

and go back to their original path. Pass-by trips for this use were established based on guidelines 

provided in the Institute of Transportation Engineers (ITE) Trip Generation Handbook, 3rd Edition 

and the Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th Edition. US 

census data states that 28% of the area uses alternative modes of transportation (6.7% transit, 12% 

walk, and 9.3% bike). For a more conservative analysis and consistent with the City of Miami 

Beach standards, only a 20% deduction was taken for other modes of transportation. Trip 

generation calculations were performed for a typical weekday, as well as, AM and PM peak hours 

of the adjacent street (see Attachment B). The existing and proposed project trip generation 

calculations are summarized in Exhibit 1. 

  



Re: 1840 Alton Road Traffic Statement Analysis - # 22106 
 

Page 3 

Exhibit 1 
Project Trip Generation Summary 

 

 
 

 
 

 
 

In Out Total In Out Total

Multifamily Housing (Low-Rise)

Land Use Code: 220

General Office Building

Land Use Code: 710

Strip Retail Plaza (<40k)

Land Use Code: 822

676 36 8 44 23 47 70
AM 9.1%
PM 2.9%

20.0% -7 -1 -8 -4 -9 -13

45.0% 0 0 0 -5 -5 -10

27 5 32 13 32 45
1 Based on ITE Trip Generation Manual, 11th Edition.

3Based on US census data for census tract 43.04 and local characteristics,  capped at 20% per City request.

2,698 SF 344 4

32 39

1 1

Total Gross Trips

15 15 303 7

Proposed ITE Land Use 

Designation1
Number     
of Units

Daily Vehicle 
Trips

AM Peak Hour        
Vehicle Trips

PM Peak Hour        
Vehicle Trips

Proposed  

17,181 SF 250 32 4 36 7

0 11 Unit 82 0 1

-2          Internalization2 -2 -2 -4 -1 -1

2Based on ITE Trip Generation Handbook, 3rd Edition.

Other Modes of Transportation3 

4Based 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. 

Passby (Retail)4

Net Proposed Trips

In Out Total In Out Total

Convenience Store/Gas Station
Land Use Code: 945

2,866 93 93 186 111 111 222
20.0% -19 -19 -38 -22 -22 -44

AM 60%

PM 56%

30 30 60 39 39 78
1 Based on ITE Trip Generation Manual, 11th Edition.
2Based on the appendix of the ITE Trip Generation Manual, 11th Edition.
3Based on pedestrian / cyclist data for US Census tract 43.04 & local characteristics, capped at 20% per City request.

111 2224,594 SF 2,866 93 93 186 111

Number     
of Units

Daily Vehicle 
Trips

AM Peak Hour        
Vehicle Trips

PM Peak Hour        
Vehicle Trips

Total Gross Trips

Other Modes of Transportation3 

-100Passby (Gas Station)2 -44 -44 -88 -50 -50

Existing 

Existing ITE Land Use 

Designation1

Net Existing Trips

In Out Total In Out Total
676 27 5 32 13 32 45

2,866 30 30 60 39 39 78

-2,190 -3 -25 -28 -26 -7 -33

Trip Difference

Daily Vehicle 
Trips

AM Peak Hour        
Vehicle Trips

PM Peak Hour        
Vehicle Trips

Difference

Proposed

Existing
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Conclusions 
 

The results of the trip generation analysis show that the proposed development will generate 2,190 

less daily trips, 28 less AM peak hour trips, and 33 less PM peak hour trips when compared to the 

existing use. Therefore, the effects of the project on the adjacent roadway network will be de 

minimis. 

 

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 
Vice-President – Transportation 
 
w:\22\22106\traffic statement\1840 alton road traffic letter_february 2022.docx 
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David Plummer Associates, Inc 22106 1840 Alton Road 1/24/2022 10:49 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 1433 1433
624.20 50% 50%
Average 93 93
40.59 50% 50%

Average 111 111
48.48 50% 50%

Weekday, Peak Hour of 
Adjacent Street Traffic, 

222
945(2) ‐ Convenience Store/Gas Station ‐ VFP (2‐
Data Source: Trip Generation Manual, 11th Ed

General 
Urban/Suburban

1000 Sq. Ft. GFA 4.59

Weekday 2866

945(1) ‐ Convenience Store/Gas Station ‐ VFP (2‐
Data Source: Trip Generation Manual, 11th Ed

General 
Urban/Suburban

1000 Sq. Ft. GFA 4.59
Weekday, Peak Hour of 
Adjacent Street Traffic, 

186

945 ‐ Convenience Store/Gas Station ‐ VFP (2‐8)
Data Source: Trip Generation Manual, 11th Ed

General 
Urban/Suburban

1000 Sq. Ft. GFA 4.59

Existing Pumps

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 2



David Plummer Associates, Inc 22106 1840 Alton Road 1/24/2022 10:49 AM

Scenario ‐ 2
Scenario Name: User Group:

Dev. phase:
No. of Years to Project 

Traffic :
Analyst Note:

Warning:

Method Entry Exit
Rate/Equation Split% Split%
Best Fit (LIN) 41 41

T = 6.41(X) + 75.31 50% 50%
Average 0 0
0.40 24% 76%

Average 0 0
0.51 63% 37%

Best Fit (LOG) 125 125
Ln(T) =0.87Ln(X) + 3.05 50% 50%

Best Fit (LOG) 32 4
Ln(T) =0.86Ln(X) + 1.16 88% 12%

Best Fit (LOG) 7 32
Ln(T) =0.83Ln(X) + 1.29 17% 83%

Best Fit (LIN) 172 172
T = 42.20(X) + 229.68 50% 50%

Average 4 3
2.36 60% 40%

Best Fit (LOG) 15 15
Ln(T) =0.71Ln(X) + 2.72 50% 50%

Weekday, Peak Hour of 
Adjacent Street Traffic, 

30
822(2) ‐ Strip Retail Plaza (&lt;40k)
Data Source: Trip Generation Manual, 11th Ed

General 
Urban/Suburban

1000 Sq. Ft. GLA 2.70

Weekday 344

822(1) ‐ Strip Retail Plaza (&lt;40k)
Data Source: Trip Generation Manual, 11th Ed

General 
Urban/Suburban

1000 Sq. Ft. GLA 2.70
Weekday, Peak Hour of 
Adjacent Street Traffic, 

7

822 ‐ Strip Retail Plaza (&lt;40k)
Data Source: Trip Generation Manual, 11th Ed

General 
Urban/Suburban

1000 Sq. Ft. GLA 2.70

Weekday, Peak Hour 
of Adjacent Street 

36

710(2) ‐ General Office Building
Data Source: Trip Generation Manual, 11th Ed

General 
Urban/Suburban

1000 Sq. Ft. GFA 17.18
Weekday, Peak Hour of 
Adjacent Street Traffic, 

39

710(1) ‐ General Office Building
Data Source: Trip Generation Manual, 11th Ed

General 
Urban/Suburban

1000 Sq. Ft. GFA 17.18

Weekday, Peak Hour of 
Adjacent Street Traffic, 

0

710 ‐ General Office Building
Data Source: Trip Generation Manual, 11th Ed

General 
Urban/Suburban

1000 Sq. Ft. GFA 17.18 Weekday 250

220(2) ‐ Multifamily Housing (Low‐Rise) ‐ Not 
Data Source: Trip Generation Manual, 11th Ed

General 
Urban/Suburban

Dwelling Units 1

Weekday 82

220(1) ‐ Multifamily Housing (Low‐Rise) ‐ Not 
Data Source: Trip Generation Manual, 11th Ed

General 
Urban/Suburban

Dwelling Units 1
Weekday, Peak Hour of 
Adjacent Street Traffic, 

0

220 ‐ Multifamily Housing (Low‐Rise) ‐ Not Close 
Data Source: Trip Generation Manual, 11th Ed

General 
Urban/Suburban

Dwelling Units 1

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.
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Residentail (Low Rise)

In Out In Out In Out

0 1 32 4 4 3 44

2% 3%
0 0 1

0% 1%
0 0 0

1% 17%
0 0 1

2% 14%
0 0 0

28% 32%
1 1 1

4% 29%
1 1 1

In Out In Out In Out
0 1 32 4 4 3 44

0 0

0 0

0 0

0 0

-1 -1

-1 -1

0 0 -1 -1 -1 -1 -4 Internal

0 1 31 3 3 2 40 External Trips
0.0% 5.6% 28.6% 9.1% % Internal

0 0 0 0% Passby 
0 1 31 3 3 2 40
0 0 0 -20.0% Transit/Pedestrian (Residential)

-6 -1 -1 0 -8 -20.0% Transit/Pedestrian (Office & Retail)

*Transit for Miami Beach capped at 20%
0 1 25 2 2 2 32

AM Peak Hour Trip Generation and Internalization
1840 Alton Road 22106

Office Retail

1 Unit

Land Use 220 Land Use 710 Land Use 822

17,181 Sq Ft 2,698 Sq Ft

ITE Trips

UNBALANCED INTERNALIZATION

Residentail (Low Rise Office Retail

Vehicle Trips
BALANCED INTERNALIZATION

Net New External Trips



In Out In Out In Out

1 0 7 32 15 15 70

4% 57%
0 0 4

4% 2%
0 0 1

42% 10%

0 0 2
46% 26%

0 0 4

20% 8%
6 1 1

31% 2%
2 0 0

In Out In Out In Out
1 0 7 32 15 15 70

0 0

0 0

0 0

0 0

-1 -1

0 0

0 0 0 -1 -1 0 -2 Internal

1 0 7 31 14 15.0 68 External Trips
0.0% 2.6% 3.3% 2.9% % Internal

1 0 7 31 14 15 68

0 0 0 -20.0% Transit/Pedestrian (Residential)

-1 -6 -3 -3 -13 -20.0% Transit/Pedestrian (Office & Retail)

1 0 6 25 11 12 *Transit for Miami Beach capped at 20%

-5 -5 -10 -45% Passby (Retail)

1.0 0.0 6.0 25.0 6.0 7.0 45

PM Peak Hour Trip Generation and Internalization
1840 Alton Road 22106

Residentail (Low Rise) Office Retail
Land Use 220 Land Use 710 Land Use 822

1 Unit 17,181 Sq Ft 2,698 Sq Ft

ITE Trips

UNBALANCED INTERNALIZATION

Residentail (Low Rise) Office Retail

Vehicle Trips
BALANCED INTERNALIZATION

Net New External Trips
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