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May 1, 2019 
 
Michael A. Caputo 
Division Land Acquisitions Manager 
D R Horton 
6123 Lyons Road, Suite 100 
Coconut Creek, FL 33073 
 
Re: Merrick Square – LUPA Traffic 
 Property ID 5140 17 02 0050 
 
Dear Michael, 
 
JFO Group Inc. has been retained to evaluate a traffic impact analysis to determine compliance with 
the Transportation Element of the City of Pembroke Pines Comprehensive Plan. This traffic statement is 
associated with the Future Land Use Amendment application for 18.22 acres of the Merrick Square 
Property. The project is located on the southeast corner 
of Pines Boulevard and SW 172nd Avenue, in the City of 
Pembroke Pines, Florida. Currently, the site has a future 
land use designation of Commercial (C) for 18.22 acres 
and Irregular for 6.25 acres. In addition, the 18.22-acre 
portion of the site retains a Planned Development Unit 
(PUD) zoning district and the remaining 6.25 acres a 
Limited Agricultural (A-1) zoning district. The Land Use Plan 
Amendment (LUPA) application is to modify the existing 
18.22 acres of Commercial FLU designation to IRR FLU 
designation. 
 
Figure 1 shows an aerial view of the project location in 
relation to the transportation network. Property ID 
associated with this project is 5140 17 02 0050. A copy of 
the property appraiser information for the site is included 
as Exhibit 1 while Exhibit 2 includes a copy of the 
approved plat. 
 
Pursuant to the Future Land Use Element of the 
Comprehensive Plan, the maximum Floor Area Ratio for 
lands having an existing Future Land Use designation of 
commercial is 0.5 if the height of the building is two (2) 
stories or greater. Because this portion of the property is 
zoned PUD, and as per the Pembroke Shores PUD, the minimum height of the buildings in all the 
different neighborhood communities is 35 feet. Therefore, the most intense use or the maximum 
allowed commercial development under the existing future land use designation would be 396,8321 
SF. For the proposed Future Land Use designation, the maximum density would be 11.58 units/acre (211 
units/18.22 acres). Exhibit 3 includes a copy of the proposed site plan. 
 
Project trip generation rates used for this analysis were based on the 10th Edition of the Institute of 
Transportation Engineers Trip Generation Manual. Table 1 shows the rates used in order to determine 
the trip generation for Daily, AM, and PM peak hour conditions. 
                                                           
1  0.5 * 18.22 ac = 9.11 * 43,560 SF = 396,831.6 SF 

Figure 1: Project Location 
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Table 1: Trip Generation Rates 

Land Use 
ITE 

Code 
Daily Trip 

Gen. 
AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

Shopping Center 820 37.75 62% 38% 0.94 48% 52% 3.81 

Multifamily Housing (Low-Rise) 220 7.32 23% 77% 0.46 63% 37% 0.56 

 
Table 2: Trip Generation  

Land Use Intensity Daily Traffic 
AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

Existing FLUA 

Shopping Center 396,832 SF 14,980 231 142 373 726 786 1,512 

Pass-By 34% 5,093 79 48 127 247 267 514 

Net Existing FLUA Traffic 9,887 152 94 246 479 519 998 

Existing FLUA 

Multifamily 
Housing  

211 DUs 1,545 22 75 97 74 44 118 

Net Proposed FLUA Traffic 1,545 22 75 97 74 44 118 

Net Traffic (8,342)  (130)  (19)  (149)  (405)  (475)  (880)  

 
Table 2 summarizes Daily, AM and PM peak trip generation potential under the Current Future Land 
Use designations. The net Daily, AM and PM trips potentially generated due to the Current Future Land 
Use designations are 9,887, 246, and 998 trips respectively while the Daily, AM and PM peak hour trips 
potentially generated under the Maximum Intensity are 1,545, 97 and 118 trips respectively. As can be 
seen in Table 2, Daily and Peak-Hour traffic generated by the Maximum Intensity under the proposed 
FLU is less than the traffic generated by the current FLU.  
 
The proposed changes to the Merrick Square Property have been evaluated following the 
Transportation Element of the City of Pembroke Pines Comprehensive Plan. This analysis shows the 
proposed Future Land Use Amendment will be in compliance with the Transportation Element of the 
City of Pembroke Pines Comprehensive Plan. 
 
Sincerely, 
 
J F O  G R O U P  I N C  
 
 
 
 
 
 
 
 
 
 
 

Enclosures: Exhibit 1: Property Appraiser  
  Exhibit 2: Approved Plat 
  Exhibit 3: Proposed Site Plan  
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Site Address 201 SW 172 AVENUE, PEMBROKE PINES FL 33027 

Property Owner SCHOOL BOARD OF BROWARD COUNTY
ATTN:FACILITY MANAGEMENT

Mailing Address 600 SE 3 AVE FORT LAUDERDALE FL 33301-3125

ID # 5140 17 02 0050

Millage 2613 

Use 83 

Abbr Legal
Description

PEMBROKE SHORES 157-22 B PARCEL D TOGETHER WITH POR PAR A-1,DESC AS
BEG NW COR PAR A-1,E 11.30,S 839.58,W 11.30,N 839.58 TO POB & TRACT A2 OF
PEMBROKE SHORES PARCEL 2 & 10 159-31 B & E1/2 OF TRACT 45 OF 17-51-40 OF FLA
FRUIT LANDS CO SUB NO 1 OF 2-17D,LESS POR SAID PAR D DESC AS BEG AT SW
COR PAR D,N 40.01,W 12,N 138.14,E 643.91,S 177.85,W 631.89 TO POB AKA:GLADES
MIDDLE SCHOOL ANNEX

The just values displayed below were set in compliance with Sec. 193.011, Fla. Stat., and
include a reduction for costs of sale and other adjustments required by Sec. 193.011(8).

Property Assessment Values

Year Land
Building /

Improvement
Just / Market

Value
Assessed /
SOH Value

Tax

2019 $5,863,810 $3,228,020 $9,091,830 $9,091,830 

2018 $5,863,810 $3,228,020 $9,091,830 $9,091,830 

2017 $5,863,810 $3,228,020 $9,091,830 $9,091,830 

2019 Exemptions and Taxable Values by Taxing Authority

County School Board Municipal Independent 

Just Value $9,091,830 $9,091,830 $9,091,830 $9,091,830 

Portability 0 0 0 0 

Assessed/SOH $9,091,830 $9,091,830 $9,091,830 $9,091,830 

Homestead 0 0 0 0 

Add. Homestead 0 0 0 0 

Wid/Vet/Dis 0 0 0 0 

Senior 0 0 0 0 

Exempt Type  05 $9,091,830 $9,091,830 $9,091,830 $9,091,830 

Taxable 0 0 0 0 

Sales History

Date Type Price Book/Page or CIN

3/15/1995 SWD $1,529,600 23273 / 867

Land Calculations

Price Factor Type

$5.50 1,066,147 SF 

Adj. Bldg. S.F. (Card, Sketch) 9745 

Eff./Act. Year Built: 1999/1998

Special Assessments

Fire Garb Light Drain Impr Safe Storm Clean Misc

26 BE 

X BE 

100731 24.48 

201 SW 172 AVENUE http://www.bcpa.net/RecInfo.asp?URL_Folio=514017020050

1 of 1 4/14/2019, 8:10 PM
Exhibit 1
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SITE DATA
TOTAL SITE AREA

TOTAL UNIT COUNT

TOTAL PARKING SPACE

TOTAL DRY DETENTION

TOTAL RECREATION AREA

24.47 AC.

256 UNITS

71 SP.

0.68 AC.

0.43 AC.
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