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Mr. Grant Webster  06/17/2025 
Transportation Planner 
Transportation & Mobility Department 
City of Miami Beach 
1700 Convention Center Drive, 3rd Floor 
Miami Beach, FL 33139 
 
RE:  Sushi Garage at 1784 West Avenue 

Traffic Impact Study Methodology 
 
Dear Mr. Webster, 
 
The subject property has an existing dual use of restaurant and high-turnover restaurant. It is proposed to be 
redeveloped for just one single use of fine dining restaurant. The property is within an I-1 (Industrial Light) Zoning 
District.  Please refer to Exhibit A, which provides a set of the proposed plans and details on the Trip Generation 
Evaluation, which was developed using the Institute of Transportation Engineers (ITE) Trip Generation Manual 11th 
Edition.  
  
The Trip Generation analysis was completed for Weekday AM and PM peak hours as well as for the Saturday Peak 
hour. The proposed redeveloped Fine Dining Restaurant will result in a decrease of 13 less vehicles during the 
Weekday AM Peak, 5 less vehicles during the Weekday PM Peak, and 1 less vehicle during the Saturday Peak.  
 
In accordance with the City’s Traffic Study Guidelines dated August 9, 2022 (Exhibit B) and given the anticipated 
reduction in vehicular traffic under the proposed redeveloped conditions, we propose to complete the following traffic 
methodology items. These will be documented in a de minimis project impact statement, prepared by a Florida Licensed 
Professional Engineer. We anticipate this approach will fulfill the City’s fiduciary responsibility in its review of this 
project's impacts. 
 
1. Detailed trip generation calculations for weekday AM and PM peak hours and weekend peak hours, if 

applicable, based on land use(s) following the ITE’s Trip Generation Manual 11th Edition. 
 

2. Since the existing restaurant use will be maintained, provide a narrative describing the maneuverability for 
loading / unloading, including freight delivery and garbage trucks of existing conditions.  
 

3. Valet analysis, with a project site plan depicting the location of the valet stand and uses of on-street parking 
spaces for valet operations. 

 
We appreciate the City’s review of the above described Traffic Impact Study Methodology. Please feel free to contact 
me if additional information is required. 

 
Sincerely, 
 
 
 
Jorge F. Pena, PE 
ALFKA LLC 
Senior Engineer  
Encl. 

Jorge F Pena 
2025.06.17 18:06:19 
-04'00'

JorgePena
JP Seal
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MEMORANDUM 
 

 
To:           Mr. Ghassan Choueiry, PE     Date:        June 17, 2025 
                Senior Transportation Engineer  
                Transportation and Mobility Department 
 City of Miami Beach 
 1700 Convention Center Drive, 3rd Floor 
 Miami, Beach, FL 33139 
 
From:      Jorge F. Pena, PE 
 
Subject:   Trip Generation Comparison Report and Valet Analysis for Restaurant “Sushi Garage” at 1784 West 

Avenue in Miami Beach  
 
Project Location  
The restaurant is Located at 1784 West Avenue, in Miami Beach, Miami-Dade County, Florida (Figure 1). 
 

 
Figure 1 - Project Location 

Proposed Land Use 
As background, this property was recently operating as a mixed-use space consisting of a restaurant and high turnover 
restaurant. According to the previously submitted life safety plan, the former layout included 97 restaurant seats in an 
area of 2,977 SF and approximately 1,475 square feet dedicated to retail functioning as a convenience store. The 
application includes repurposing the entire space for restaurant use, with a maximum seating capacity of 145 seats. 
This change would eliminate the retail component entirely, converting the full area to support a single restaurant 
operation. The proposed use remains consistent with the property's commercial zoning designation and maintains a 
similar intensity of use, with only a modest increase in seating capacity. Please refer to Attachment 1 – Proposed Site 
Plan, for more details on the proposed use. 
 
Trip Generation Analysis 
A trip generation analysis was conducted utilizing the trip generation rates and equations published in the Institute of 
Transportation Engineer’s (ITE) Trip Generation Manual (11th Edition). The trip generation equations/rates can be 
found in Attachment 2. The trip generation analysis was undertaken for AM peak hour, and PM peak hour conditions. 
Tables 1 and 2 summarize the Trip Generation Analysis findings. 
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Conclusions 

In support of the proposed land use change, a trip generation analysis was conducted using data from the ITE Trip 
Generation Manual, 11th Edition, specifically applying Land Use Code 931 – Fine Dining Restaurant. The analysis 
compares the existing approved use versus the proposed use during Weekday AM and PM Peak Hours as well as the 
Saturday Peak Hour. 

The comparison reveals a decrease in traffic generation by the proposed site of 13 less vehicles during the Weekday 
AM Peak, 5 less vehicles during the Weekday PM Peak, and 1 less vehicle during the Saturday Peak. And as such, 
the proposed development is not anticipated to adversely impact local traffic operations. 

Please do not hesitate to contact me if you have any questions or comments regarding this Trip Generation 
Comparison report memorandum. 

 
Encl.  
Attachment 1 – Proposed Site Plan 
Attachment 2 – Trip Generation Equation/Rates

931 (Fine Restaurant) 97 Seats

932 (High-Turnover Rest.) 1475 SF

931 (Fine Restaurant) 145 Seats

Table 1 
Fine Restaurant Trip Generation Analysis / Existing

Existing Land Use Quantity Units Weekday AM Peak Trips Weekday PM Peak Trips Saturday Peak Trips

15 28 32
Pass-By Trips 44% (931 Fine Restaurant) 0 -13 0

Total Fine Restaurant Trips 15 15 32
20 24 17

Total Existing Trips 35 28 49
Fine Restaurant Trip Generation Analysis / Proposed

Saturday Peak Trips

22 42 48
Pass-By Trips 44% (931 Fine Restaurant) 0 -19 0

Proposed Land Use Quantity Units Weekday AM Peak Trips Weekday PM Peak Trips

Total Fine Restaurant Trips 22 23 48
Total Proposed Trips 22 23 48

0
Total High-Turnover Restaurant Trips 20 13 17

Pass-By Trips 43% (932 High- Turnover Rest.) 0 -11

In Out Total In Out Total In Out Total
11 4 15 9 6 15 19 13 32
12 8 20 7 6 13 9 8 17
23 12 35 16 12 28 28 21 49

In Out Total In Out Total In Out Total
16 6 22 14 9 23 29 19 48
-7 -6 -13 -2 -3 -5 1 -2 -1

Weekday AM Peak  Trips Weekday PM Peak Trips Saturday Peak Trips

931 (Fine Restaurant)
Difference (Proposed - Approved)

931 (Fine Restaurant)
932 (High-Turnover Rest.)

Total Existing Trips
Fine Restaurant Trip Generation Analysis / Proposed

Proposed Land Use Weekday AM Peak  Trips Weekday PM Peak Trips Saturday Peak Trips

Table 2
Fine Restaurant Trip Generation Analysis / Existing

Existing Land Use
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Proposed Site Plan 
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Attachment 2 

 
Trip Generation Equation/Rates from ITE Trip 

Generation Manual 11th Edition 



Fine Dining Restaurant
(931)

Vehicle Trip Ends vs: Seats
On a: Weekday,

AM Peak Hour of Generator

Setting/Location: General Urban/Suburban
Number of Studies: 9

Avg. Num. of Seats: 278
Directional Distribution: 69% entering, 31% exiting

Vehicle Trip Generation per Seat
Average Rate Range of Rates Standard Deviation

0.15 0.04 - 0.34 0.10

Data Plot and Equation

T 
= 

Tr
ip

 E
nd

s

X = Number of Seats

Study Site Average Rate

Fitted Curve Equation: Not Given R²= ****

Trip Gen Manual, 11th Edition Institute of Transportation Engineers
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6/10/25, 2:59 PM itetripgen.org/query/PrintGraph2?code=931&ivlabel=SEATS&timeperiod=TAGEN&x=97&edition=685&locationCode=General Urba…

https://www.itetripgen.org/query/PrintGraph2?code=931&ivlabel=SEATS&timeperiod=TAGEN&x=97&edition=685&locationCode=General Urban/Subur… 1/1



Fine Dining Restaurant
(931)

Vehicle Trip Ends vs: Seats
On a: Weekday,

PM Peak Hour of Generator

Setting/Location: General Urban/Suburban
Number of Studies: 10

Avg. Num. of Seats: 272
Directional Distribution: 59% entering, 41% exiting

Vehicle Trip Generation per Seat
Average Rate Range of Rates Standard Deviation

0.29 0.18 - 0.44 0.09

Data Plot and Equation

T 
= 

Tr
ip

 E
nd

s

X = Number of Seats

Study Site Average RateFitted Curve

Fitted Curve Equation: T = 0.35(X) - 16.83 R²= 0.72

Trip Gen Manual, 11th Edition Institute of Transportation Engineers
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Fine Dining Restaurant
(931)

Vehicle Trip Ends vs: Seats
On a: Saturday, Peak Hour of Generator

Setting/Location: General Urban/Suburban
Number of Studies: 7

Avg. Num. of Seats: 325
Directional Distribution: 59% entering, 41% exiting

Vehicle Trip Generation per Seat
Average Rate Range of Rates Standard Deviation

0.33 0.16 - 0.50 0.11

Data Plot and Equation

T 
= 

Tr
ip

 E
nd

s

X = Number of Seats

Study Site Average Rate

Fitted Curve Equation: Not Given R²= ****

Trip Gen Manual, 11th Edition Institute of Transportation Engineers
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High-Turnover (Sit-Down) Restaurant
(932)

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA
On a: Weekday,

AM Peak Hour of Generator

Setting/Location: General Urban/Suburban
Number of Studies: 58

Avg. 1000 Sq. Ft. GFA: 6
Directional Distribution: 57% entering, 43% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GFA
Average Rate Range of Rates Standard Deviation

13.68 1.74 - 112.49 11.29

Data Plot and Equation

T 
= 

Tr
ip

 E
nd

s

X = 1000 Sq. Ft. GFA

Study Site Average Rate

Fitted Curve Equation: Not Given R²= ****

Trip Gen Manual, 11th Edition Institute of Transportation Engineers
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High-Turnover (Sit-Down) Restaurant
(932)

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA
On a: Weekday,

PM Peak Hour of Generator

Setting/Location: General Urban/Suburban
Number of Studies: 58

Avg. 1000 Sq. Ft. GFA: 5
Directional Distribution: 51% entering, 49% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GFA
Average Rate Range of Rates Standard Deviation

16.35 3.04 - 89.99 10.84

Data Plot and Equation

T 
= 

Tr
ip

 E
nd

s

X = 1000 Sq. Ft. GFA

Study Site Average Rate

Fitted Curve Equation: Not Given R²= ****

Trip Gen Manual, 11th Edition Institute of Transportation Engineers
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High-Turnover (Sit-Down) Restaurant
(932)

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA
On a: Saturday, Peak Hour of Generator

Setting/Location: General Urban/Suburban
Number of Studies: 22

Avg. 1000 Sq. Ft. GFA: 5
Directional Distribution: 51% entering, 49% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GFA
Average Rate Range of Rates Standard Deviation

11.19 1.63 - 50.40 8.30

Data Plot and Equation

T 
= 

Tr
ip

 E
nd

s

X = 1000 Sq. Ft. GFA

Study Site Average Rate

Fitted Curve Equation: Not Given R²= ****

Trip Gen Manual, 11th Edition Institute of Transportation Engineers
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Fine Dining Restaurant
(931)

Vehicle Trip Ends vs: Seats
On a: Weekday,

AM Peak Hour of Generator

Setting/Location: General Urban/Suburban
Number of Studies: 9

Avg. Num. of Seats: 278
Directional Distribution: 69% entering, 31% exiting

Vehicle Trip Generation per Seat
Average Rate Range of Rates Standard Deviation

0.15 0.04 - 0.34 0.10

Data Plot and Equation
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Fitted Curve Equation: Not Given R²= ****
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Fine Dining Restaurant
(931)

Vehicle Trip Ends vs: Seats
On a: Weekday,

PM Peak Hour of Generator

Setting/Location: General Urban/Suburban
Number of Studies: 10

Avg. Num. of Seats: 272
Directional Distribution: 59% entering, 41% exiting

Vehicle Trip Generation per Seat
Average Rate Range of Rates Standard Deviation

0.29 0.18 - 0.44 0.09

Data Plot and Equation

T 
= 

Tr
ip

 E
nd

s

X = Number of Seats

Study Site Average RateFitted Curve

Fitted Curve Equation: T = 0.35(X) - 16.83 R²= 0.72

Trip Gen Manual, 11th Edition Institute of Transportation Engineers
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Fine Dining Restaurant
(931)

Vehicle Trip Ends vs: Seats
On a: Saturday, Peak Hour of Generator

Setting/Location: General Urban/Suburban
Number of Studies: 7

Avg. Num. of Seats: 325
Directional Distribution: 59% entering, 41% exiting

Vehicle Trip Generation per Seat
Average Rate Range of Rates Standard Deviation

0.33 0.16 - 0.50 0.11

Data Plot and Equation
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X = Number of Seats

Study Site Average Rate

Fitted Curve Equation: Not Given R²= ****
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Exhibit B – City of Miami Beach 08/09/2022 Traffic Study Guidelines 

 



 

Transportation and Mobility Department 1700 Convention Center Drive, 3rd floor, Miami Beach, Florida 33139, 305-673-7514 

Land Use Boards – Coordination with the Transportation and Mobility Department  

1. What is the purpose of the meeting with the Transportation and Mobility Department and what does the 
Applicant need to present at the meeting?  

The purpose of the meeting is for the City staff to better understand the impact of the proposed development on 
surrounding transportation network, and any issues that may currently exist or may arise over time with or without 
the proposed project. 
 
Please see below for information to be present during the meeting. Please note that items “a” through “c” listed 
below shall be provided to the Transportation and Mobility Department at least 3 business days in advance of 
the meeting: 

 
a. What/where is the project being proposed (zoning district, existing and all proposed uses) 
b. Detailed site plan (current and proposed) that shows details including but not limited to surrounding 

transportation network, connectivity to public roadway(s), internal circulation, loading, parking 
c. Trip generation developed by licensed professional engineer registered in State of FL based on current 

and proposed land use(s) 
d. If your project requires a traffic study (see #2 below), please ensure your traffic engineer/consultant 

participates in any and all meetings with the Transportation and Mobility Department 

2. When is a traffic impact study required and what should the study scope include?  
  
A traffic study is required for commercial and mixed-use developments over 5,000 gross square feet and multi-
family projects with more than four (4) units or 15,000 gross square feet.  The traffic study shall be prepared by 
a professional traffic engineer, licensed, and registered in the State of Florida.  
 
If the proposed project meets the above criteria, a traffic impact study is required, and the applicant should 
include their traffic engineer at the meeting(s). The applicant’s traffic engineer should propose a general scope 
of the traffic study at the meeting and the City will provide initial feedback. After the meeting, applicant’s traffic 
engineer should finalize the scope of the traffic study based on the City’s initial feedback and provide it to the 
Transportation and Mobility Department in pdf format for review and approval prior to commencing any work 
associated with the traffic study. 

The traffic study should include but not be limited to the following, as applicable: 

1. Detailed trip generation calculations for weekday AM and PM peak hours and weekend peak hours, if 
applicable, based on land use(s) 

2. Data collection periods based on proposed land use(s) that will be used for the analysis to include 
volumes of pedestrians, bicycles, and heavy vehicles 

3. Study area and intersections to be analyzed 
4. Trip distribution and assignment based on an interpolated cardinal distribution from the Miami-Dade 

Transportation Planning Organization’s (TPO) 2045 LRTP Directional Trip Distribution Report travel 
demand model based on 2015 base year and projected 2045 data 

5. Background growth rate to be calculated based on the higher rate of either 5 and 10-year historic 
FDOT count stations or Miami-Dade TPO  2015 base year and projected 2045 model network 
volumes  

6. Intersection capacity analysis to include trip distribution and trip assignment and evaluation of existing 
conditions; future background traffic conditions (with growth rate and committed development traffic); 
and future total conditions (with project) 



 

Transportation and Mobility Department 1700 Convention Center Drive, 3rd floor, Miami Beach, Florida 33139, 305-673-7514 

7. Adopted and programmed projects and roadway improvements by the City 
8. Conflicting pedestrian movements, conflicting bicycle movements, parking lanes, transit stops, 

pedestrian calls at signalized intersections 
9. Synchro model results for study area, including intersections 
10. Queuing analysis for all study intersections  
11. Internal circulation  
12. New driveway(s)/access to roadways including necessary FDOT approvals 
13. Entry gate analysis, if applicable 
14. Maneuverability analysis for loading for the existing and proposed conditions, including freight delivery 

and garbage trucks, any new driveways and within a new garage, as applicable  
15. Parking (mechanical, automated, etc) 
16. Valet analysis, if applicable 
17. School Traffic Operational Plan, if applicable  
18. Transportation Demand Management (TDM) strategies – see more on TDM below.  

 
It is of utmost importance that the applicant incorporates TDM strategies with the goal of reducing single-occupant 
vehicular traffic and encouraging residents, guests, and employees to walk, bike, use public transportation, and 
carpool/vanpool.  Below is a list of TDM strategies that should be considered and pursued:  

1. Assigning staff to promote TDM programs and track usage for reporting purposes 
2. Working closely with South Florida Commuter Services (SFCS) on pursuing TDM strategies that reduce 

single occupant vehicles 
3. Promoting use of public transit service by providing transit subsidy to employees (transit and parking 

passes) 
4. Promoting use of public transit service by providing information within the site including route schedules 

and maps 
5. Improving walkability by improving and enhancing sidewalks around the site 
6. Providing carpooling/vanpooling designated parking spaces 
7. Providing on-site carsharing program for residents 
8. Providing carpool incentive program for employees 
9. Designating scooter/motorcycle parking spaces 
10. Providing on-site scooter sharing for residents  
11. Securing short-term and long-term bicycle parking on-site (bike racks and/lockers) 
12. Providing subsidy to employees to participate in a bike share program 
13. Pursuing installation of bike share station near the site 
14. Providing wide hallways that can accommodate bikes 
15. Providing elevators that can accommodate bikes  
16. Providing bike workroom, and bicycle repair station  
17. Providing bike washing stations  
18. Providing bike drop-off/valet service 
19. Providing shower facility for employee use 

 
 
May be revised as warranted by the City. Last revised 8/9/2022. 




