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Revised October 27, 2025            Sent via e-mail: yexsy@urbanafl.com 
May 23, 2025  
 
Mike Bokzam 
4211 N FED, LLC 
6001 Broken Sound Pkwy NW 
Boca Raton Fl 33487 2765 
 
Re: The Satori (Pompano Beach) •  4211 N Federal Hwy 

T R A F F I C  I M P A C T  A N A L Y S I S  
Parcel IDs 48-43-18-00-0380/-0351/-0401 

 
JFO Group Inc. has been engaged to conduct a Traffic Impact Analysis (TIA) to assess how the 
proposed development may affect Level of Service 
(LOS) operations in the surrounding area. This analysis 
supports a site plan application for The Satori, a 
redevelopment project that proposes replacing an 
existing 61-room hotel with a mixed-use development 
consisting of 187 apartments, 1,705 SF Office and 2,507 
SF Retail. A copy of the site plan for the proposed 
redevelopment is provided in Exhibit 1. 
 
The subject site is located at 4211 N. Federal Hwy in the 
City of Pompano Beach, Florida. Parcel IDs associated 
with this project are 48-43-18-00-0380/-0351/-0401. Figure 
1 shows the project location in relation to the 
transportation network. 
 
Project traffic potentially generated by the proposed 
development was calculated using the Trip Generation 
Manual, 11th Edition from the Institute of Transportation 
Engineers (ITE) publication. Exhibit 2 includes a copy of 
the ITE trip generation. Table 1 shows the equations/rates 
used in order to determine the trip generation for Daily, 
AM, and PM peak hour conditions. According to Table 
2, the net Daily, AM and PM peak trips potentially generated due to the proposed development are 
503, 60 (12 In/48 Out) and 76 (46 In/30 Out) trips respectively.  
 

Table 1: Trip Generation Rates/Equations (ITE Trip Generation, 11th Edition) 

Land Use ITE 
Code 

Daily 
Trip Gen. 

AM Peak Hour PM Peak Hour 
In Out Total In Out Total 

Hotel 310 7.99 56% 44% T = 0.50(X) - 7.45 51% 49% T = 0.74(X) - 27.89 
Multifamily Housing  221 4.54 23% 77% T = 0.44(X) - 11.61 61% 39% T = 0.39(X) + 0.34 
Small Office  712 2.43 87% 13% 3.33 17% 83% 1.52 
Retail (<40KSF) 822 54.45 60% 40% 2.38 50% 50% 6.59 

 
Trip distribution and assignment incorporates the characteristics of the proposed development as well 
as the surrounding network configuration. Figure 2 includes project trip distribution in the project vicinity. 
Table 3 summarizes Level of Service analyses for daily and peak hour conditions. 

 
Figure 1 : Project Location 

N E  4 1 s t  S t  

S am pl e  R d  

S I T E  

PZ25-12000016
12/03/2025

mailto:yexsy@urbanafl.com


N
 F

ED
ER

A
L 

H
W

Y

NE 48TH ST

NE 49TH ST

E SAMPLE RD

N
E 

23
R

D
 A

V
E

VINTAGE DR

NE 39TH ST

NE 42ND CT

NE 40TH PL

V
IN

TA
G

E C
IR

N
E 19TH RD

NE 45TH ST

N
 F

ED
ER

A
L 

H
W

Y

N
E 

17
TH

 A
V

E

NE 40TH ST

N
 S

TH
Y 

5

NE 39TH CT

NE 36TH CT

N
E 

17
TH

 T
ER

NE 
14

TH
 W

AY

NE 17TH DR

N
E 

18
TH

 T
ER

N
E 

15
TH

 A
V

E

A
C

C
ESS R

D

N
E 

22
N

D
 A

V
E

E SAMPLE RD

N
E 

18
TH

 A
V

E

NE 37TH ST

NE 4
9T

H C
T

N
E 

19
TH

 T
ER

N
E 

13
TH

 A
V

E

NE 46TH ST

NE 38TH ST

N
E 

19
TH

 A
V

E

NE 43RD ST

NE 41ST DR

N
E 

21
ST

 T
ER

NE 4
4T

H ST

NE 35TH CT

NE 41ST ST

NE 37TH CT

NE 
16

TH
 A

VE

NE 48TH ST

NE 44TH CT

NE 36TH ST

NE 42ND ST

N
E 

24
TH

 T
ER

N
E 

15
TH

 T
ER

NE 49TH ST

NE 4
3R

D C
T

N
E 

14
TH

 A
V

E

NE 40TH CT

NE 41ST CT

NE 47TH CT

N
E 

14
TH

 T
ER

N
E 

21
ST

 A
V

E

N
E 

21
ST

 W
A

Y

N
E 

22
N

D
 W

A
Y

N
E 

22
N

D
 T

ER

NE 47TH ST

N
E 

24
TH

 A
V

E

N
E 

13
TH

 T
ER

N
E 

16
TH

 T
ER

NE 48TH CT

N
E 

23
RD

 T
ER

State of Florida, Maxar, Microsoftµ
0 0.15 0.30.07

Miles

Site F i g u r e 2 :
T r a f f i c A s s i g n m e n t 

T h e S a t o r i 

50
%

50%

2025-10-27_The Satori_Traffic_1193.02 Page 2 of 4

PZ25-12000016
12/03/2025



 

2025-10-27_The Satori_Traffic_1193.02                         Page 3 of 4 
6 6 7 1  W  I n d i a n t o w n  R d  •  S u i t e  5 0 - 3 2 4  •  J u p i t e r ,  F l o r i d a  •  3 3 4 5 8  

T :  ( 5 6 1 )  G O 2 - J F O G   •   w w w . j f o g r o u p i n c . c o m   •   i n f o @ j f o . u s  

Table 2: Trip Generation – Existing Vs Proposed Development 

Land Use Intensity Daily 
Traffic 

AM Peak Hour PM Peak Hour 
In Out Total In Out Total 

VESTED DEVELOPMENT 
Hotel 61 Rooms 487 13 10 23 9 8 17 

PROPOSED DEVELOPMENT 
Multifamily Housing  187 DUs 849 16 55 71 45 28 73 
Small Office  1,705 SF 4 5 1 6 1 2 3 
Retail (<40KSF) 2,507 SF 137 4 2 6 9 8 17 

Net Proposed Trips 990 25 58 83 55 38 93 
Net Trips 503 12 48 60 46 30 76 

 
Given the project location and as part of a conservative analysis, a 50/50 project traffic distribution 
was assumed on Federal Hwy. As shown in Table 3, according to the latest (2020/2045) Broward 
Metropolitan Planning Organization (MPO) Roadway and Capacity and Level of Service Analysis 
report and even with conservative assumptions for the project, existing/adopted roadway capacity 
on Federal Hwy will be able to accommodate the proposed project. Furthermore, the project will have 
a De Minimis impact during both daily and peak hour conditions. 
 

Table 3: Project Impact and Level of Service 
DAILY 

ID Roadway Segment Design 
Code AADT Capacity Project 

Distribution 
Project 

Trips 

Project 
Significance 

Impact 

Traffic 
with 

Project 
V/C 

921 US 1 N of 
Sample Rd 622 49,000 59,900 50% 252 0.42% 49,252 0.82 

PEAK HOUR 

ID Roadway Segment Design 
Code 

Peak 
Hour Capacity Project 

Distribution 
Project 

Trips 

Project 
Significance 

Impact 

Traffic 
with 

Project 
V/C 

921 US 1 N of 
Sample Rd 622 4,655 5,390 50% 38 0.71% 4,693 0.87 

 
Moreover, as shown in Figure 3, The Satori project provides direct access to Route 10 of the Broward 
County Transit System. Exhibit 4 includes a copy of Route 10 from the Broward County Transit website.  
 
In December 2004, Broward County introduced a Transit Concurrency Impact Fee. Under this system, 
the City of Pompano Beach falls within the Northeast Zone. According to the updated Transportation 
Concurrency Management System, developers must pay this fee—based on the type of development 
and the applicable fee schedule for the Northeast and Central Transit Concurrency Districts—before 
a building permit can be issued. 
 
The City has adopted the Broward County Transportation Concurrency Management System into its 
Comprehensive Plan and issues development permits for projects that pay the required transit fee prior 
to building permit issuance. Payment of this fee fulfills the concurrency requirement. Additionally, all 
projects submitted to the Development Review Committee for concurrency review must meet both 
County and City right-of-way requirements before a building permit can be issued. 
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Figure 3 : Broward County Transit 

 
The proposed redevelopment, which involves replacing an existing 61-room hotel with a mixed-use 
development consisting of 187 apartments, 1,705 SF Office and 2,507 SF Retail, is expected to have a 
de minimis impact on the transportation network, generating approximately 503 daily trips and 76 peak 
hour trips. Furthermore, this analysis shows that the proposed development will be in compliance with 
transportation concurrency requirements in the City of Pompano Beach once Transportation 
Concurrency Fees are paid to Broward County for the 76 peak hour trips. 
 
Level of Service (LOS) is a qualitative metric used to evaluate the performance and quality of vehicle 
traffic flow on roadways and at intersections. It categorizes traffic conditions based on factors such as 
vehicle speed, density, and congestion. LOS is typically represented by letter grades from A to F, with 
LOS A indicating free-flowing traffic and LOS F representing highly congested conditions. For 
automobile travel, LOS D is generally considered an acceptable standard, especially in urbanized 
areas, and is commonly used as a design benchmark. As demonstrated in this analysis, Federal 
Highway currently operates at LOS C and is projected to maintain this level of service following the 
completion of The Satori project. 
 
Sincerely, 
 
J F O  G R O U P  I N C  
COA Number 32276 
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*  

Enclosures:  
Exhibit 1: Site Plan  
Exhibit 2: Trip Generation Rates  
Exhibit 3: Broward County LOS Report 

 Exhibit 4: Route 10 – Broward County Transit 
Exhibit 5: FDOT Conceptual Approval 
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Broward County
Roadway Capacity and Level of Service Analysis

Design Design

ID N/SRoadway Segment Code V/C LOS V/C LOS Code Volume V/C LOSAADT Capacity Volume Capacity Capacity

              APPENDIX C:  North / South Roadways Capacity and Level of Service Analysis 2020 & 2045

2020 2020 2045
Daily Conditions Peak Hour Conditions Daily Conditions

921 US 1 N of Sample Rd 622 49000 59900 0.82 C 4655 5390 0.86 C 622 53600 59900 0.89 C

e - estimated traffic volumes; capacity - maximum LOS "D" service volume, not actual capacity; r - maximum LOS "D" service volume reduced by 5% C - 1

Exhibit 3
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Florida Department of Transportation
RON DESANTIS 

GOVERNOR 
3400 West Commercial Boulevard 

Fort Lauderdale, FL 33309
JARED W. PERDUE, P.E. 

SECRETARY 

December 20, 2024 

Sincerely, 
    

        
Roya Edwards, AICP  
District Traffic Operations Access Manager 

cc:       Anthony Beecher 
File:     S:\Transportation Operations\Traffic Operations\Access Management\1. Pre-Apps and Variance\2024-12-19\Pre-App 04-86020000 MP 12.30 4211 N Federal 
Hwy\86020000 MP 12.30 4211 N Federal Hwy.docx

www.fdot.gov | www.d4fdot.com 
Page 1 of 1 

THIS PRE-APPLICATION LETTER IS VALID UNTIL – December 20, 2025
THIS LETTER IS NOT A PERMIT APPROVAL 

Dr. Juan F. Ortega, PE 
JFO GROUP INC 
6671 W. Indiantown Rd, Suite 50-324 , Jupiter, FL 33458 

Dear Dr. Juan F. Ortega, PE: 
RE: Pre-Application Review for Category C Driveway, Pre-Application Meeting Date: 12/19/2024
Broward County - Pompano Beach;     SR    5;     Sec. # 86020000;     MP: 12.3;     Access Class - 5; 
Posted Speed - 45;     SIS - Influence Area;     FDOT Ref. Project:  N/A 

Request: Proposed right-in/right-out/left-in driveway located along the west side of SR 5 located approximately 10 feet south of 
the north property line. 

SITE SPECIFIC INFORMATION
Project Name & Address: 4211 N Federal Hwy – 4211 N Federal Hwy, Pompano Beach, FL, 33064 
Property Owner: 4211 N FEDERAL LLC;     Parcel Size: 2.71 Acres    
Development Size: 186 Multifamily DU 

REQUEST APPROVED 

This decision is based on your presentation of the facts, site plan and survey - please see the conditions and comments below. You may 
choose to review this concept further with the District Access Management Review Committee (AMRC).  

Conditions: 
- A minimum driveway length of 50 feet, as measured from the ultimate right-of-way line to the first conflict point shall be

provided.
- If a gate is proposed, a minimum driveway length of 100 feet to the call box and/or gate house, and a turnaround area before

the gate are required.
- The queue length for the existing left turn lane and any adjacent affected left turn lanes must be determined by a traffic study.

Comments: 
All driveways not approved in this letter must be fully removed and the area restored. 
Drainage mitigation is required for any stormwater impacts within FDOT right-of-way (i.e. increased runoff or reduction of existing 
storage.). The drainage mitigation shall meet all FDOT Drainage Manual criteria and will be reviewed/approved as part of an access 
permit. 
The applicant shall donate property to the Department if right-of-way dedication is required to implement the improvements.   
Dimensions between driveways are measured from the near edge of pavement to near edge of pavement and for median openings are 
measured from centerline to centerline unless otherwise indicated. 

The purpose of this Pre-Application letter is to document the conceptual review of the approximate location of driveway(s) to the State 
Highway System and to note required improvements, if any. This letter shall be submitted with any further reviews and for permitting. The 
Department’s personnel shall review permit plans for compliance with this letter as well as current Department standards and/or 
specifications. Final design must consider the existing roadway profile and any impacts to the existing drainage system. Note, this letter 
does not guarantee permit approval. The permit may be denied based on the review of the submitted engineering plans. Be aware that 
any approved median openings may be modified (or closed) in the future, at the sole discretion of the Department. For right-of-way 
dedication requirements go to: https://osp.fdot.gov; click on Statewide Permit News; Scroll down to District 4; Scroll down to Additional 
Information and Examples and choose Right-of-way Donations/Dedications. 
Please contact the District Traffic Operations Access Manager - Tel. # 954-777-4363 or e-mail: D4AccessManagement@dot.state.fl.us
with any questions regarding the Pre-Approval Letter. 

Roya Edwards
2024.12.20 11:48:
14 -05'00'
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	JFO GROUP INC

		2025-10-27T13:31:55-0400
	Juan F Ortega




