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Date: 3-10-2025 

 
Subject: Hotel Conversion to Multifamily – 1212 NW 82 Ave Trip Generation/Parking Analysis 
 
Permit: PLAN-2403-0077 
 
Date Submitted: 2-13-2025 

4th Review 

Results of the Review: 
            

X  Conditional Approval Recommended 
 

            
             

Doral Public Works Department has completed its review of the Traffic Statement – Parking Generation prepared by Lisa S. 
Bernstein P.E. for the hotel conversion located on NW 82nd Ave just north of NW 12 St in Doral, Florida. At this time, the 
applicant is proposing 112 multifamily dwelling units (LUC 220). The existing land use consist of 112 Hotel rooms (LUC 310). 
The Public Works Department recommends Conditional Traffic Approval with the following conditions below met prior to 
the issuance of building permit:  

1. Per the Parking Generation Analysis with the collected parking data from Les Monttellier residential complex, located 
at 450 W 49 St shows that the total amount of available parking was never full for weekday and weekend.  The parking 
study provided a parking rate of 0.74 during the weekend, which is the highest demand. With a parking rate of 0.74 
applied to the Doral Hotel Conversion, the project will require at its peak 83 parking spaces, which currently provides 
132 parking spaces. Furthermore, the Monttellier complex has 124 units which comprises of 16 studios, 92 one-
bedroom and 16 two-bedroom units. The complex is 100% occupied. Even though based on the data collected, the 
proposed use appears to not exceed the 132 parking spaces provided it is in the discretion of the Planning and Zoning 
Department for the final approval of the parking reduction since it does not meet the City code. 

 

Advisory comments below are necessary during site plan review process and implementation of the project: 

• Approval is subject to review from City of Doral Public Works Department - Plans Review. 

• Compliance with the applicable sections of the City’s Land Development Code Chapter 77.  

• Implementation of the proposed project dealing with roadway construction work, installation of signage, pavement 
markings and other needed items shall conform to all applicable requirements, standards and regulations of the latest 
version of the Manual on Uniform Traffic Control Devices (MUTCD), City of Doral, Miami-Dade County Department of 
Transportation and Public Works, and Miami-Dade Fire Rescue Department.        



LISA S. BERNSTEIN, PE  
TRAFFIC ENGINEER 

LISA S. BERNSTEIN PE      7660 NW 6 Court      Plantation Florida 33324      954-494-5408     lisa.bernstein@lsbpe.net 

 

 

 

Mr. Alex Nahabetian 

IMF Management Doral, LLC 

1212 NW 82 Avenue 

Doral, Florida 33126 

 

September 24, 2024 

Re:  Traffic Statement – Trip Generation 

Project Name:    Hotel Conversion to Multifamily 

 Project Location:   1212 NW 82 Avenue, Doral, Florida 33126 

 Project Number:  23-0206 

 

Dear Mr. Nahabetian:  

The project understanding is for a Traffic Statement that will identify the AM and PM Peak Hour 

trips and distribution for the project as requested by the City of Doral. 

The hotel is located on NW 82 Avenue, just north of NW 12 Street in the City of Doral.  The existing 

112-room hotel will be redeveloped as a 112-room multifamily residence and there will be no 

modifications to the existing building and driveways.   

The existing site has three (3) driveway connections, two (2) on NW 82 Avenue and one (1) on 

NW 12 Street.  All the driveway connections are right-in/right-out. 

The project build-out year is 2025. The project location is shown in Figure 1. 
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Trip Generation 

Trip generation calculations for the hotel and the multifamily residence are based on trip 

generation rates and equations published in the Institute of Transportation Engineers (ITE), Trip 

Generation Manual, 11th Edition.  ITE Land Use Code (LUC) 310 Hotel is used for the analysis of 

the existing conditions and ITE Land Use Code (LUC) 220 Multifamily (Low-Rise) is used for the 

analysis of the proposed conditions.   

The results are summarized in Table 1 for the Daily trips, Table 2 for the AM Peak Hour, and Table 

3 for the PM Peak Hour.  There is not a significant change between the uses for the Dail trips.  

The proposed multifamily (low-rise) driveway trips will be 58 in the AM Peak Hour (14 in/44 out) 

and 69 trips in the PM Peak Hour (43 in/26 out).  The change in use results in two (2) Net New 

Daily trips, nine (9) Net New trips in the AM Peak Hour (-13 in/22 out) and 14 Net New trips in 

the PM Peak Hour (15 in/-1 out) as compared to the existing hotel. The ITE trip generation 

documentation is attached.   

The proposed change from hotel to multifamily will just slightly increase the number of trips.  
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In Out Total

Existing Use

Hotel 310 112 Rooms T=10.84(X)-423.51 50% 50% 395 396 791

Total 395 396 791

Proposed Use

Multifamily Housing (Low-Rise) 220 112 Rooms T=6.41(X)+75.31 50% 50% 397 396 793

Total 397 396 793

Net New Trips 2 0 2

Source: Institute of Transportation Engineers (ITE), Trip Generation Manual, 11th Edition 

In Out Total

Existing Use

Hotel 310 112 Rooms T=0.50(X)-7.45 56% 44% 27 22 49

Total 27 22 49

Proposed Use

Multifamily Housing (Low-Rise) 220 112 Rooms T=0.31(X)+22.85 24% 76% 14 44 58

Total 14 44 58

Net New Trips -13 22 9

Source: Institute of Transportation Engineers (ITE), Trip Generation Manual, 11th Edition 

In Out Total

Existing Use

Hotel 310 112 Rooms T=0.74(X)-27.89 51% 49% 28 27 55

Total 28 27 55

Proposed Use

Multifamily Housing (Low-Rise) 220 112 Rooms T=0.43(X)+20.55 63% 37% 43 26 69

Total 43 26 69

Net New Trips 15 -1 14

Source: Institute of Transportation Engineers (ITE), Trip Generation Manual, 11th Edition 

Table 3

PM Peak Hour Trip Generation

Land Use
ITE 

Code
Intensity Trip Generation Rate In Out

Total Trips

Table 2

AM Peak Hour Trip Generation

Land Use
ITE 

Code
Intensity Trip Generation Rate In Out

Total Trips

Table 1 

Daily Trip Generation

Land Use
ITE 

Code
Intensity Trip Generation Rate In Out

Total Trips
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Trip Distribution 

The trip distribution and traffic assignment are based on Miami-Dade County’s Cardinal 

Distribution from the Miami-Dade Transportation Planning Organization 2045 Long Range 

Transportation Plan.  The study area is in Traffic Analysis Zone (TAZ) 806.  The distribution for 

2025 is determined from the 2015 and 2045 distribution data.  The data is attached. 

 

 

  

X Y Rounded X Y Rounded

2015 11.1 2015 11.8

2025 11.60 12.00 2025 11.8 12.00

2045 12.6 2045 11.8

X Y X Y

2015 17.3 2015 11.9

2025 17.80 18.00 2025 11.60 12.00

2045 18.8 2045 11.0

X Y X Y

2015 16.6 2015 14.5

2025 14.67 15.00 2025 12.70 12.00

2045 10.8 2045 9.1

X Y X Y

2015 7.1 2015 9.7

2025 8.33 8.00 2025 11.50 11.00

2045 10.8 2045 15.1

SSE NNW

TAZ 806 - Cardinal Distribution

NNE SSW

ENE WSW

ESE WNW
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Figure 2 illustrates the Cardinal Distribution for the location of the proposed development.   

The overall directional distribution is: 

• 23% from the North 

• 20% from the South 

• 24% from the East 

• 33% from the West 

The distribution by movement, at the driveway connections and the intersection of NW 12 

Street and NW 82 Avenue, is shown in Figure 3.  
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The project trips are assigned to the driveway movements and the intersection based on the 

movement distribution percentages.  The driveway volumes are based on the total project trips 

and the interception volumes are based on the Net New trips as the hotel trips are existing. 

Due to the driveway configurations, trips from the east are assumed to turn left at the 

intersection and make a U-turn at NW 14 Street.  This is also the path that Google Maps and 

Waze provides.  Due to the low volume of Net New trips, the impact on the surrounding 

roadways will not be significant. 

Figure 4 is the project traffic by movement at the driveways (total) and the intersection (net 

new).  
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Multi-Modal Transportation 

The redevelopment of the hotel to multifamily will not include modifications to the building or 

the driveways.  The existing pedestrian access, via sidewalks, on-site and in the vicinity will 

remain the same.   

The area is serviced by the Doral Trolley, which has a route along NW 12 Street at NW 84 

Avenue, as shown in the trolley map below.  This location is within walking distance of the 

project. 

 

 

  



September 24, 2024/Page 12 of 12 

Hotel Conversion to Multifamily 

LISA S. BERNSTEIN PE      7660 NW 6 Court      Plantation Florida 33324      954-494-5408     lisa.bernstein@lsbpe.net 

 

 

 

The proposed redevelopment of the existing hotel to multifamily, with no modifications to the 

building and driveways, will not have a significant impact on the area as demonstrated in Figure 

4.  The pedestrian and transit in the area will remain the same. 

If you have any questions, please let me know. 

Sincerely,  

 

Lisa S. Bernstein, PE 

Attachments 

 
























