
Thomas A. Hall, Inc. 
1355 Adams Street 

Hollywood, FL 33019 
954-288-4447 

tomhall1234@gmail.com

October 21, 2020 

Ms. Miryam Jimenez 
c/o Kyle B. Teal, Esq. 
Buchanan Ingersoll & Rooney PC 
One Biscayne Tower 
Two South Biscayne Boulevard, Ste. 1500 
Miami, FL  33131-1822 

RE: Margate Cares for Heroes Traffic Statement (Revised) 
Project No. 202027.01 

Dear Ms. Jimenez: 

As requested, Thomas A. Hall, Inc., on August 25, 2020, completed a traffic statement for a 
proposed new business plan for this site in the City of Margate, Florida. Subsequent to 
completion of that traffic statement, our firm�s contract Engineer of Record for this project, Mr. 
Freddie Vargas, P.E., died suddenly. Shortly thereafter, we received comments from City staff at 
a Development Review Committee (DRC) meeting on October 13, 2020. This traffic statement 
was completed to address staff comments and has currently been prepared under the engineering 
supervision of Peter Partington, P.E., former City Traffic Engineer for the City of Fort 
Lauderdale. 

According to the project site plan, the proposed new plan is for an 8,885-square-foot residential 
rehabilitation facility located at 603 Melaleuca Drive. The prior development was a 10-unit, 
multi-family apartment building, which was reconstructed to serve as a group care facility in 
accordance with City-approved permits. The enclosed Figure 1 � Site Location shows the 
location of the proposed project. A copy of the project�s site plan is also enclosed. 

1. Trip Generation Analysis 

In order to determine the traffic impacts associated with the proposed residential rehabilitation 
facility, an analysis of trips expected to be generated by both the prior and proposed 
developments was conducted.  Trip generation characteristics provided in the Institute of 
Transportation Engineers� (ITE) Trip Generation manual, 10th Edition, were consulted and the 
trips generated by the prior multi-family residential land use (ITE Code 220 � Multi-Family 
Housing, Low-Rise) were estimated, as was the (ITE Code 620 � Nursing Home) land use. Note 
that Nursing Home was selected as the proposed development�s land use. ITE�s manual does not 
contain trip generation characteristics for a residential rehabilitation facility. However, nursing 
homes have similar operational and trip generation characteristics, based upon the description 
provided in the ITE manual, and, thus, offer the best match to the proposed land use.  
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While not discussed in depth at the October 13th DRC meeting, notes contained in a staff 
memorandum dated October 16, 2020, recommending the City Commission affirm the City 
Manager�s denial of a reasonable accommodation request, take issue with the selection of 
independent variables for both the existing, multi-family residential land use and the proposed, 
nursing home land use presented in the trip generation tables provided by this firm. While we 
stand by the methods used in our original report, we have amended the report to include 
discussion of the use of alternative independent variables for the proposed use. However, it is 
worth noting some of the reasons for our original assumptions.  

Regarding the multi-family residential land use, ITE�s database supporting the trip generation 
characteristics for �dwelling units� as an independent variable is twice as large (or larger) than 
the database supporting the other independent variables. It also has a very good R2 value for the 
three time periods considered in the analysis, that is, the coefficient of determination closely 
matches the fitted regression line. Simply put, the closer the R2 value is to �1,� the better, and 
more accurate, the statistical model. For a general urban/suburban location such as is found in 
the City of Margate, ITE provides trip generation characteristics for three (not five) independent 
variables. Those independent variables are: dwelling units; occupied dwelling units; and 
residents. Of the three, �dwelling units� remains the independent variable with the most 
statistical validity based upon the size of the supporting database and the common practice of 
traffic engineers around the nation. For this reason, we have continued to use �dwelling units� as 
the independent variable in our analysis. 

Regarding the proposed �nursing home� trip generation, staff seems to believe that this firm 
chose the independent variable of �square footage� because it was perceived to be advantageous 
to the client. Although it was explained in the DRC meeting that, just as with the multi-family 
residential trip generation analysis, we simply used the independent variable with the largest and 
best supporting database. Regardless of the independent variable selected, the proposed project 
does not generate a significant increase in traffic volumes, so we continue to assert that this is not 
a problem. Therefore, we have provided trip generation analyses for all of the independent 
variables available to us in the ITE manual for general urban/suburban areas such as the City of 
Margate. Note that this trip generation analysis is the same whether used to consider a re-zoning 
application or a request for reasonable accommodation for the subject property. 

Table 1 � Trip Generation Summary � Net New Trips shows the net new trips expected to be 
generated by the proposed project when calculated using the four different independent variables 
provided in the ITE manual for Nursing Homes. The manual provides trip generation 
characteristics for: building square footage, beds, occupied beds and employees. Tables 2 
through 13 (enclosed) show the calculations for each individual independent variable.  As Table 
1 indicates, the proposed residential rehabilitation facility is expected to generate an average of 
31 additional daily trips, three (3) additional a.m. peak-hour trips, and two (2) additional p.m. 
peak-hour trips.  

If the highest trip generation, which is based on employees, is assumed to be correct, the project 
site is expected to generate 69 additional daily trips, nine (9) additional a.m. peak-hour trips, and 
eight (8) additional p.m. peak-hour trips. Using this as a worst case, an analysis was completed 
comparing the net new project trips to the maximum Level of Service D service volume for a 
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two-lane, undivided roadway such as Melaleuca Drive. The City of Margate�s Comprehensive 
Plan Transportation Element states, on page II-12, �The City will continue to use the LOS �D� 
standard as the roadway concurrency standard. To be consistent with Broward County, the City 
is using the two-way peak hour volumes instead of the directional peak hour volumes because 
the FDOT also uses two-way peak hour volumes.� 

The Florida Department of Transportation�s 2020 Quality/Level of Service Handbook contains 
tables for estimating roadway capacity. Table 4 � Generalized Peak Hour Two-Way Volumes for 
Florida�s Urbanized Areas, copy enclosed, provides estimates of local roadway capacity. The 
maximum Level of Service D peak-hour service volume for a local, two-lane, undivided 
roadway given in Table 4 is 958 trips. Comparing these trips to the project�s eight (8) net new 
peak-hour trips (one trip every 7.5 minutes) reveals that the project represents less than one 
percent of the local roadway�s capacity (8 peak-hour trips / 958 LOS D capacity = 0.84 percent). 

Please note that, for the building square footage independent variable shown in Tables 2 through 
4, the average rate was used in the calculations for both the prior and proposed land uses due to 
the extremely small size of the building areas proposed for these land uses (The fitted curve 
equation tended to overstate the trips associated with these relatively small areas or yield 
irrational numbers).  

2. Parking 

It is our understanding that the application for a reasonable accommodation for Margate Cares 
for Heroes now calls for 35 beds. The city�s parking code, Article XXXIII, Section 33.3, for 
convalescent homes, nursing homes, retirement homes and other such facilities with operational 
characteristics similar to the proposed development is based on beds. Therefore, a review of the 
project�s parking requirements using the ITE�s Parking Generation manual, 5th Edition, was 
completed assuming the proposed number of beds as the independent variable. A copy of the 
parking generation characteristics information from the ITE manual is enclosed. 

The average rate for parking spaces per bed is 0.36, which would mean that 13 parking spaces 
(35 beds x 0.36 parking spaces = 12.60 parking spaces, or 13 parking spaces) are required to 
serve the site. However, good design practice would suggest that, rather than rely upon the 
average rate for parking, the 85th percentile rate should be used. The ITE manual indicates that 
the 85th percentile parking rate per bed is 0.51, which means that 18 parking spaces (35 beds x 
0.51 parking spaces = 17.85 parking spaces, or 18 parking spaces) are required to serve the site. 
Note that this is the total demand, including clients, staff, visitors and service vehicles. 

Comparing the parking demand calculation to the site plan and staff report, reveals that the 22 
parking spaces (including one handicap space) provided at the Margate Cares for Heroes site is 
more than sufficient.  

In spite of this conclusion, staff attending the DRC meeting on October 13th asked, �What 
happens when a shift change occurs�? They suggested that the arriving employees would arrive 
while the previous shift�s employees were still parked on site, thus requiring twice the number of 
employee parking spaces for a few minutes at every shift change. To address this concern, it is 
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first necessary to define the employees who will be on site (there are other employees, such as 
bookkeepers, who will be employed off site). Here is the breakdown of employees that was 
provided to this firm for use in our analysis: 

On-Site Employees: 
 1 Chief Operating Officer (day shift only) 
 1 Driver per shift  
 2 Chef/Cleaning Staff per shift 
 3 Therapists  (when the number of patients go over 30) 
 1 Clinical Director (day shift only) 
 1 Director of Nursing (day shift only) 
 1 Medical Director (day shift only) 
 1 Licensed Nurse per shift (this is the Director of Nursing during the day shift) 
 2 Behavioral Health Technicians (one male, one female) per shift 

Shifts are eight hours long, running from 7:00 a.m. to 3:00 p.m., 3:00 p.m. to 11:00 p.m., and 
11:00 p.m. to 7:00 a.m.  

As can be seen from the list of employees, a total of 12 employees are expected to be on site 
during the day shift, but that number drops to nine (9) for the other two shifts. What is not 
indicated, however, is that the Chief Operating Officer, Clinical Director and Medical Director 
may not keep strict hours and may arrive and depart at times different than the shift changes. 

Using these employee numbers, it would appear that the worst case parking operation is likely to 
be at 3:00 p.m. when 12 day shift employees might be parked on site as nine (9) other employees 
arrive for the evening shift. However, the ITE Parking Generation manual provides guidance, 
copy enclosed, on the intensity of parking demand during the day at Nursing Homes. This 
variation in parking demand is expected to be similar to the parking demand for this 
development. Based on this, at 3:00 p.m., the parking demand is only 71 percent of peak parking 
demand. Given that 18 parking spaces are expected to be needed at the time of peak demand per 
the calculations provided above, a reduction of 29 percent would result in a 13 parking space 
demand at the time of shift change (18 parking spaces x 0.71 = 12.78, or 13 parking spaces). This 
means that the nine (9) arriving employees could park in the remaining eight parking spaces plus 
one handicap space. If neither the arriving nor departing employees used the one handicap 
parking space, this would mean that the last arriving employee might be taking the first departing 
employee�s parking space. In any case, it is not expected that arriving staff will need to wait for a 
parking space to be vacated. 

3. Conclusion 

Based upon the findings shown in Tables 1 through 13, and described above, it appears that the 
Margate Cares for Heroes development proposed to be located at 603 Melaleuca Drive will result 
in, at most, a small increase in trips generated by the property. Under the most intense 
documented trip generation rate, the proposed land use will generate an increase of 69 daily trips, 
nine (9) a.m. peak-hour trips, and eight (8) p.m. peak-hour trips when compared to the prior land 





Figure 1 – Site Location 
Margate Cares for Heroes 
City of Margate, Florida 
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Table 1
Trip Generation Summary - Net New Trips

Margate Cares for Heroes

Independent Variable
Time Bldg. Sq. Ft. Beds Occ. Beds Employees Avg. Value
Weekday -14 34 34 69 31
A.M.  Peak 0 1 3 9 3
P.M. Peak -1 2 -3 8 2



Table 2
Daily Trip Generation - Square Footage

Margate Cares for Heroes

Total Trips External Trips New Trips
In Out Total In Out Total % In Out Total In Out Total

Prior Use
Multi-Family Housing (Low-Rise) 220 10 d.u. T=7.32(X) (50/50) 37 37 74 0 0 0 0.0% 37 37 74 0 0.0% 37 37 74
Subtotal 37 37 74 0 0 0 37 37 74 0 37 37 74
Proposed Use
Nursing Home 620 8,885 s.f.(2) T=6.64(X) (50/50) 30 30 60 0 0 0 0.0% 30 30 60 0 0.0% 30 30 60
Subtotal 30 30 60 0 0 0 0 30 30 60 0 0 30 30 60
NetDifference -7 -7 -14 0 0 0 -7 -7 -14 0 -7 -7 -14
(1)Trip generation rate obtained from ITE Trip Generation  manual, 10th Edition.
(2)Square footage obtained from the Broward County Property Appraiser's website.

Table 3
AM Peak Hour Trip Generation - Square Footage

Margate Cares for Heroes

Total Trips External Trips New Trips
In Out Total In Out Total % In Out Total In Out Total

Prior Use
Multi-Family Housing (Low-Rise) 220 10 d.u. T=0.46(X) (23/77) 1 4 5 0 0 0 0.0% 1 4 5 0 0.0% 1 4 5
Subtotal 1 4 5 0 0 0 1 4 5 0 1 4 5
Proposed Use
Nursing Home 620 8,885 s.f.(2) T=0.55(X) (78/22) 4 1 5 0 0 0 0.0% 4 1 5 0 0.0% 4 1 5
Subtotal 4 1 5 0 0 0 0 4 1 5 0 0 4 1 5
NetDifference 3 -3 0 0 0 0 3 -3 0 0 3 -3 0
(1)Trip generation rate obtained from ITE Trip Generation  manual, 10th Edition.
(2)Square footage obtained from the Broward County Property Appraiser's website.

Table 4
PM Peak Hour Trip Generation - Square Footage

Margate Cares for Heroes

Total Trips External Trips New Trips
In Out Total In Out Total % In Out Total In Out Total

Prior Use
Multi-Family Housing (Low-Rise) 220 10 d.u. T=0.56(X) (63/37) 4 2 6 0 0 0 0.0% 4 2 6 0 0.0% 4 2 6
Subtotal 4 2 6 0 0 0 4 2 6 0 4 2 6
Proposed Use
Nursing Home 620 8,885 s.f.(2) T=0.59(X) (41/59) 2 3 5 0 0 0 0.0% 2 3 5 0 0.0% 2 3 5
Subtotal 2 3 5 0 0 0 0 2 3 5 0 0 2 3 5
NetDifference -2 1 -1 0 0 0 -2 1 -1 0 -2 1 -1
(1)Trip generation rate obtained from ITE Trip Generation  manual, 10th Edition.
(2)Square footage obtained from the Broward County Property Appraiser's website.

Pass-by TripsInternal TripsLand Use ITE Code Intensity Trip Generation Rate(1)

Internal Trips Pass-by TripsLand Use ITE Code Intensity Trip Generation Rate(1)

Pass-by TripsLand Use ITE Code Intensity Trip Generation Rate(1) Internal Trips

C:\Work\202027 - Margate Cares for Heroes\Tables\Tables 1_3.xlsx



Table 5
Daily Trip Generation - Beds

Margate Cares for Heroes

Total Trips External Trips New Trips
In Out Total In Out Total % In Out Total In Out Total

Prior Use
Multi-Family Housing (Low-Rise) 220 10 d.u. T=7.32(X) (50/50) 37 37 74 0 0 0 0.0% 37 37 74 0 0.0% 37 37 74
Subtotal 37 37 74 0 0 0 37 37 74 0 37 37 74
Proposed Use
Nursing Home 620 35 beds T=3.06(X) (50/50) 54 54 108 0 0 0 0.0% 54 54 108 0 0.0% 54 54 108
Subtotal 54 54 108 0 0 0 0 54 54 108 0 0 54 54 108
NetDifference 17 17 34 0 0 0 17 17 34 0 17 17 34
(1)Trip generation rate obtained from ITE Trip Generation  manual, 10th Edition.

Table 6
AM Peak Hour Trip Generation - Beds

Margate Cares for Heroes

Total Trips External Trips New Trips
In Out Total In Out Total % In Out Total In Out Total

Prior Use
Multi-Family Housing (Low-Rise) 220 10 d.u. T=0.46(X) (23/77) 1 4 5 0 0 0 0.0% 1 4 5 0 0.0% 1 4 5
Subtotal 1 4 5 0 0 0 1 4 5 0 1 4 5
Proposed Use
Nursing Home 620 35 beds T=0.17(X) (72/28) 4 2 6 0 0 0 0.0% 4 2 6 0 0.0% 4 2 6
Subtotal 4 2 6 0 0 0 0 4 2 6 0 0 4 2 6
NetDifference 3 -2 1 0 0 0 3 -2 1 0 3 -2 1
(1)Trip generation rate obtained from ITE Trip Generation  manual, 10th Edition.

Table 7
PM Peak Hour Trip Generation - Beds

Margate Cares for Heroes

Total Trips External Trips New Trips
In Out Total In Out Total % In Out Total In Out Total

Prior Use
Multi-Family Housing (Low-Rise) 220 10 d.u. T=0.56(X) (63/37) 4 2 6 0 0 0 0.0% 4 2 6 0 0.0% 4 2 6
Subtotal 4 2 6 0 0 0 4 2 6 0 4 2 6
Proposed Use
Nursing Home 620 35 beds T=0.22(X) (33/67) 3 5 8 0 0 0 0.0% 3 5 8 0 0.0% 3 5 8
Subtotal 3 5 8 0 0 0 0 3 5 8 0 0 3 5 8
NetDifference -1 3 2 0 0 0 -1 3 2 0 -1 3 2
(1)Trip generation rate obtained from ITE Trip Generation  manual, 10th Edition.

Pass-by TripsLand Use ITE Code Intensity Trip Generation Rate(1) Internal Trips

Pass-by Trips

Land Use ITE Code Intensity Trip Generation Rate(1) Internal Trips Pass-by Trips

Land Use ITE Code Intensity Trip Generation Rate(1) Internal Trips
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Table 8
Daily Trip Generation - Occupied Beds

Margate Cares for Heroes

Total Trips External Trips New Trips
In Out Total In Out Total % In Out Total In Out Total

Prior Use
Multi-Family Housing (Low-Rise) 220 10 d.u. T=7.32(X) (50/50) 37 37 74 0 0 0 0.0% 37 37 74 0 0.0% 37 37 74
Subtotal 37 37 74 0 0 0 37 37 74 0 37 37 74
Proposed Use
Nursing Home 620 35 beds(2) T=3.06(X) (50/50) 54 54 108 0 0 0 0.0% 54 54 108 0 0.0% 54 54 108
Subtotal 54 54 108 0 0 0 0 54 54 108 0 0 54 54 108
NetDifference 17 17 34 0 0 0 17 17 34 0 17 17 34
(1)Trip generation rate obtained from ITE Trip Generation  manual, 10th Edition.
(2)ITE deesn't provide a daily trip generation rate for "occupied beds."

Table 9
AM Peak Hour Trip Generation - Occupied Beds

Margate Cares for Heroes

Total Trips External Trips New Trips
In Out Total In Out Total % In Out Total In Out Total

Prior Use
Multi-Family Housing (Low-Rise) 220 10 d.u. T=0.46(X) (23/77) 1 4 5 0 0 0 0.0% 1 4 5 0 0.0% 1 4 5
Subtotal 1 4 5 0 0 0 1 4 5 0 1 4 5
Proposed Use
Nursing Home 620 35 occupied beds T=0.10(X)+4.87 (72/28) 6 2 8 0 0 0 0.0% 6 2 8 0 0.0% 6 2 8
Subtotal 6 2 8 0 0 0 0 6 2 8 0 0 6 2 8
NetDifference 5 -2 3 0 0 0 5 -2 3 0 5 -2 3
(1)Trip generation rate obtained from ITE Trip Generation  manual, 10th Edition.

Table 10
PM Peak Hour Trip Generation - Occupied Beds

Margate Cares for Heroes

Total Trips External Trips New Trips
In Out Total In Out Total % In Out Total In Out Total

Prior Use
Multi-Family Housing (Low-Rise) 220 10 d.u. T=0.56(X) (63/37) 4 2 6 0 0 0 0.0% 4 2 6 0 0.0% 4 2 6
Subtotal 4 2 6 0 0 0 4 2 6 0 4 2 6
Proposed Use
Nursing Home 620 35 occupied beds T=0.12(X)-1.51 (33/67)(2) 1 2 3 0 0 0 0.0% 1 2 3 0 0.0% 1 2 3
Subtotal 1 2 3 0 0 0 0 1 2 3 0 0 1 2 3
NetDifference -3 0 -3 0 0 0 -3 0 -3 0 -3 0 -3
(1)Trip generation rate obtained from ITE Trip Generation  manual, 10th Edition.
(2)No directional distribution provided by ITE. The same distribution provided for "beds" was assumed.

Pass-by TripsLand Use ITE Code Intensity Trip Generation Rate(1) Internal Trips

Pass-by Trips

Land Use ITE Code Intensity Trip Generation Rate(1) Internal Trips Pass-by Trips

Land Use ITE Code Intensity Trip Generation Rate(1) Internal Trips
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Table 11
Daily Trip Generation - Employees

Margate Cares for Heroes

Total Trips External Trips New Trips
In Out Total In Out Total % In Out Total In Out Total

Prior Use
Multi-Family Housing (Low-Rise) 220 10 d.u. T=7.32(X) (50/50) 37 37 74 0 0 0 0.0% 37 37 74 0 0.0% 37 37 74
Subtotal 37 37 74 0 0 0 37 37 74 0 37 37 74
Proposed Use
Nursing Home 620 31 employees T=2.43(X)+68.33 (50/50) 72 72 144 0 0 0 0.0% 72 72 144 0 0.0% 72 72 144
Subtotal 72 72 144 0 0 0 0 72 72 144 0 0 72 72 144
NetDifference 35 35 69 0 0 0 35 35 69 0 35 35 69
(1)Trip generation rate obtained from ITE Trip Generation  manual, 10th Edition.

Table 12
AM Peak Hour Trip Generation - Employees

Margate Cares for Heroes

Total Trips External Trips New Trips
In Out Total In Out Total % In Out Total In Out Total

Prior Use
Multi-Family Housing (Low-Rise) 220 10 d.u. T=0.46(X) (23/77) 1 4 5 0 0 0 0.0% 1 4 5 0 0.0% 1 4 5
Subtotal 1 4 5 0 0 0 1 4 5 0 1 4 5
Proposed Use
Nursing Home 620 31 employees T=0.29(X)+4.76 (79/21) 11 3 14 0 0 0 0.0% 11 3 14 0 0.0% 11 3 14
Subtotal 11 3 14 0 0 0 0 11 3 14 0 0 11 3 14
NetDifference 10 -1 9 0 0 0 10 -1 9 0 10 -1 9
(1)Trip generation rate obtained from ITE Trip Generation  manual, 10th Edition.

Table 13
PM Peak Hour Trip Generation - Employees

Margate Cares for Heroes

Total Trips External Trips New Trips
In Out Total In Out Total % In Out Total In Out Total

Prior Use
Multi-Family Housing (Low-Rise) 220 10 d.u. T=0.56(X) (63/37) 4 2 6 0 0 0 0.0% 4 2 6 0 0.0% 4 2 6
Subtotal 4 2 6 0 0 0 4 2 6 0 4 2 6
Proposed Use
Nursing Home 620 31 employees Ln(T)=0.65Ln(X)+0.40 (32/68) 4 9 14 0 0 0 0.0% 4 9 14 0 0.0% 4 9 14
Subtotal 4 9 14 0 0 0 0 4 9 14 0 0 4 9 14
NetDifference 1 7 8 0 0 0 1 7 8 0 1 7 8
(1)Trip generation rate obtained from ITE Trip Generation  manual, 10th Edition.

Pass-by TripsLand Use ITE Code Intensity Trip Generation Rate(1) Internal Trips

Pass-by Trips

Land Use ITE Code Intensity Trip Generation Rate(1) Internal Trips Pass-by Trips

Land Use ITE Code Intensity Trip Generation Rate(1) Internal Trips
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