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Technical Memorandum 
To:  Kathryn Lyon 

Planning Director 
Town of Cutler Bay 
10720 Caribbean Boulevard, Suite 105 
Cutler Bay, FL 33189 

From:  Carlos X. Valentin, P.E. 
Richard Garcia & Associates, Inc. 
8065 NW 98th Street 
Hialeah Gardens, Florida 33016 

Date:  March 16th, 2018 

Subject: Cutler Gate; Traffic Impact Study Comments and Responses  

We have reviewed the traffic comments provided for the referenced project dated March 
9th, 2018 and prepared by The Corradino Group, Inc.  Please accept this document as an 
Addendum to our Traffic Impact Study dated January 23rd, 2018.  We hereby offer the 
following responses and additional analysis in an effort to address the comments made as 
follows: 

Roadway Analysis - LOS & Capacity 

 Despite the one-day data collection performed at the site, based on information
readily available from the FDOT website Florida Traffic Online (2016), the AADT on Old
Cutler Road at Site 878310 – Old Cutler Road, 200’ South of Franjo Rd, is 17,900, with a K
factor of 9%. Performing the proper calculations on these data indicate that the peak
hour traffic on Old Cutler Road is approximately 1,611 vehicles per hour (vph). The
report references the 2013 FDOT Quality/Level of Service (QLOS) Handbook as the
standard for determining Level of Service versus traffic volumes. Because the speed
limit on Old Cutler Road is 40 mph, the report places this roadway in the “State
Signalized Arterials” category, with a two-lane Level of Service (LOS) D capacity of
1,600 vph. Although we disagree with this categorization, giving the benefit of the
doubt, Old Cutler Road currently operates at LOS F. References given above are
attached.

Response:  We disagree with the reviewer.  Although calculating the peak hour traffic using 
the AADT and K factor is an acceptable traffic engineering practice, actual current year 
traffic counts (2018 data), as used in the roadway analysis documented in the Traffic Impact 
Study, are more suitable than utilizing FDOT available published data (2016 data) that is 2-
years old and sometimes unreliable based on our professional opinion and vast experience 
collecting traffic counts.  The peak hour traffic of 1,611 vph (based on 2016 AADT and K 
factor) is an overestimation and does not represent current traffic conditions.  The 2018 traffic 
counts revealed a peak hour traffic of 1,258 vph (two-way volume) that is approximately 20 
percent less traffic than the traffic volume calculated by the reviewer using the 2016 AADT. 
In contrast, the FDOT published data includes a Synopsis report (Site 878310: actual 2016 
traffic counts, one-day data) that reveals a peak hour traffic of 1,449 vph.      
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In addition, the service volume of 1,600 vph on Old Cutler Road is correct and was 
determined using the appropriate roadway category.  The roadway service volume was 
calculated using the service volume (State Signalized Arterials category) and adjustments 
(Non-State Signalized Roadway Adjustments and Median & Turn Lane Adjustments) from the 
FDOT Q/LOS Handbook generalized tables.  In fact, the Miami-Dade County Traffic Station list 
has Old Cutler Road (Station 9594) with a service volume of 1,610 peak hour period (Max LOS) 
that is consistent with the service volume utilized in our roadway analysis.  See attachment for 
supporting documentation.  Lastly, the roadway analysis using actual 2018 traffic counts on 
Old Cutler Road (east of SW 87th Avenue) yielded LOS C during the roadway's peak hour 
condition.      
 
Trip Generation 
 

 The site plan provided does not provide sufficient detail to determine which area is 
being used for retail as opposed to housing. This, in turn will govern the types of land use 
classifications used to determine trip generation. The description given for ITE Trip 
Generation Land Use Code (LUC) 221, Multifamily Housing (Mid-Rise) indicates “Mid-Rise 
Multifamily Housing includes apartments, townhouses, and condominiums located 
within the same building with at least three other dwelling units and that have between 
three and 10 levels (floors).”  
 
It is unknown if the dwelling units in this development occupy two or three floors, 
internally or separately, excluding the retail space which is assumed to occupy the 
street level. If the housing element of the development occupies only two floors of the 
buildings, LUC 220, Multifamily Housing (Low-Rise) should be used. 
 

Response:  The residential use will occupy the 2nd and 3rd floor of the building.  Therefore, the 
trip generation analysis was revised with LUC 220, Multifamily Housing (Low-Rise).  Attached 
please find the revised analysis.   
 

 The use of Land Use Code (LUC) 820 – Shopping Center for 4,186 ft2 of retail is 
questionable. The additional data description given for LUC 820, Shopping Center 
states “Shopping centers, including neighborhood centers, community centers, 
regional centers, and super regional centers, were surveyed for this land use. Some of 
these centers contained non-merchandising facilities, such as office buildings, movie 
theaters, restaurants, post offices, banks, health clubs, and recreational facilities (for 
example, ice skating rinks or indoor miniature golf courses).” The average size of 
shopping centers surveyed for the ITE AM peak trip generation rates was 251,000 ft2, 
and 327,000 ft2 for the PM peak, with a daily survey representing shopping centers of 
435,000 ft2. Because the retail use (4,186 ft2) is minimal, trip generation should be 
calculated for each shop individually, based on anticipated uses. 
 

Response:  The retail space will be for "neighborhood retail" uses as indicated by the Client 
and thus, can be similar to neighborhood centers as described in the ITE definition for LUC 
820, Shopping Center.  At this stage of the project, the Client cannot anticipate any specific 
retail use or tenant and therefore, the peak hour trips for the retail space were calculated 
using LUC 820 that most closely resembles the proposed retail use.     
 

 If it is acceptable to Cutler Bay, trip generation calculations based on LUC 820, 
Shopping Center, should be calculated using fitted curve equations rather than on 
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average rates. Using the fitted curve equations, our analysis indicates that there should 
be a total of 101 trips in the AM peak and 69 trips during the PM peak. Calculations 
reflecting these results are attached. 
 

Response:  We disagree with the reviewer.  The trip generation analysis with the fitted curve 
equations for LUC 820 yield 154 gross trips for the AM peak hour (not 89 trips as calculated by 
the reviewer) and 52 gross trips for the PM peak hour.  These results are unreasonable and out 
of scale when comparing the site's average size of the ITE data (AM peak: 351,000 Sq.Ft. and 
PM peak: 327,000 Sq.Ft.) with the proposed retail space of 4,186 square feet.   
 
Additionally, the retail space will have only 14 parking spaces as per the Town's requirements 
and this clearly indicates that 4,186 square feet retail space will not generate significant 
amount of traffic otherwise a lot more parking would be required.  Note, it is acceptable to 
perform a conservative analysis but engineering judgment should be used to ensure the 
results pass a reasonableness test.   
 
Lastly, the revised project trip generation analysis with the ITE average rates yielded 21 total 
gross trips (LUC 820: 4 trips) for the AM peak hour and 36 total gross trips (LUC 820: 16 trips) for 
the PM peak hour.  These results are deemed reasonable for the proposed uses.     
 

 Once an accurate accounting of trip generation is presented, allowances should be 
made for multimodal trips, internal capture using NCHRP 684 methodology, and pas-by 
capture based on ITE Trip Generation Handbook, 3rd Edition.  
 

Response:  Although internal capture and pass-by can be applied in the trip generation 
analysis, these trip adjustments were not utilized as a conservative approach.  In fact, the 
internalization for the project resulted in only 3 PM trips.  
 
Trip Distribution 
 

 Trip distribution will require recalculation based upon actual trip generation results.  
 

Response:  See the revised trip distribution and assignment sheets.   
 
Proposed Future Conditions 
 

 Proposed future conditions will require recalculation based upon actual trip generation 
results.   
 

Response:  The revised analyses yielded the same LOS results previously documented in the 
Traffic Impact Study dated January 23rd, 2018.  See attachment for supporting 
documentation.   
 
In conclusion, the project traffic will not adversely affect the traffic operations within the study 
area and therefore, an approval should be granted.   
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Attachments 
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