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INTRODUCTION 
 

This report contains an application requesting amendments to the Miami-Dade County 
Comprehensive Development Master Plan (CDMP), the Department of Planning and Zoning‟s 
(DP&Z) initial recommendation addressing the application, and the data and analysis that forms 
the basis for the DP&Z‟s initial recommendation. The CDMP amendment application was filed 
for concurrent processing with a separate, but related, Notice of Proposed Change (NOPC) to 
the Dolphin Center North Development of Regional Impact (DRI) in accordance with Chapter 
380.06, Florida Statutes (F.S.), Chapter 163, F.S., and Section 2-116.1 of the Miami-Dade 
County Code (the Code). A portion of the DRI NOPC detailing the proposed DRI changes is 
included in this report as Appendix D. The complete DRI NOPC can be obtained from the 
DP&Z, upon request.  
 

The CDMP amendment application outlines the requested amendments to the adopted 2015 
and 2025 Land Use Plan (LUP) map and text of the CDMP, and is included as Appendix B of 
this report. The DP&Z‟s initial recommendation to the Miami-Dade County Board of County 
Commissioners (BCC) on action to be taken on the Application and the reasons for the 
recommendation are included in Chapter 1. The necessary data and analysis upon which the 
DP&Z‟s initial recommendation is based are contained in Chapter 2, including an assessment of 
the consistency of the proposed amendment with the CDMP. The fiscal impacts of the proposed 
amendment on public facilities and services as well as supporting data, maps and reports 
associated with the Application are included in the Appendices. The Department may issue a 
revised recommendation after comments are received from the State and regional review 
agencies, in accordance with the Code and Chapters 163 and 380.06 F.S., and before the final 
public hearings as outlined in the Table 1, Schedule of Activities, on the next page. 

 

CDMP Amendment Application Review and Amendment Process 
 
Following is a summary of the CDMP amendment application review and amendment process 
in accordance with the CDMP procedural requirements contained in Section 2-116.1 of the 
Code and in State law.  
 
The regular filing periods for applications requesting amendments to the CDMP, including the 
LUP map, extend generally from the first through the last day of April and October for the 
respective April and October CDMP Amendment Cycles.  Miami-Dade County's adopted 
procedures allow for the filing of requests to amend all provisions of the CDMP during these 
filling periods, except that applications to amend the 2015 Urban Development Boundary (UDB) 
depicted on the LUP map of the CDMP or to change the land use designation of land outside 
the UDB may only be filed during the April CDMP Amendment Cycle of every odd numbered 
year. Additionally, applications requesting amendment to the UDB can be filed out of cycle as 
provided by the DRI process mentioned below. 
 
The CDMP amendment process involves two phases.  The first phase occurs between the time 
applications are filed and the time the BCC conducts its first hearing and takes action to transmit 
standard applications to the Florida Department of Community Affairs (DCA) and other 
associated State agencies for possible review and comment, and/or adopt eligible small-scale 
Land Use Plan (LUP) map amendments on an expedited schedule.  During the first phase, 
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TABLE 1 
SCHEDULE OF ACTIVITIES 

DOLPHIN CENTER PROPERTIES, LLC, CDMP AMENDMENT APPLICATION 
 

Application Filing  December 20, 2010 

Initial Recommendation Report released by DP&Z January 18, 2011 

Planning Advisory Board (PAB), acting as Local 
Planning Agency (LPA), Public Hearing to formulate 
Recommendations Regarding Transmittal and 
Subsequent Final Action 

January 24, 2011* 
County Commission Chamber 

111 NW 1 Street 
Miami, Florida 33128 

Miami-Dade Board of County Commissioners Hearing 
and Action on Transmittal of Proposed Amendments 
to DCA and Review Agencies 

Specific Date To Be Determined 
County Commission Chamber 

111 NW 1 Street 
Miami, Florida 33128 

Transmittal to DCA for State review March 2011 

Receipt of DCA Objections, Recommendations and 
Comments (ORC) report 

May 2011 (Approximately 75 days 
after transmittal) 

Public Hearing and Final Recommendation:  Planning 
Advisory Board (Local Planning Agency) 

Specific date(s) to be determined 
(Within 30 days after receipt of 

DCA ORC report) 

Public Hearing and Final Action: Miami-Dade Board of 
County Commissioners 

Specific date(s) to be determined 
(No later than 60 days after receipt 

of DCA ORC report) 

Note: *Dates are tentative and subject to change based on extension of deadlines by the Applicant, pursuant to 

Chapter 380, F.S., and Section 2-116.1 of the Code of Miami-Dade County. 
 
affected and neighboring property owners are notified of the nearby LUP map amendment 
requests.  Section 2-116.1 authorizes Community Councils to conduct public hearings and issue 
recommendations on applications that directly affect their areas. These Community Council 
hearings are usually held before the first public hearings of the Planning Advisory Board (PAB), 
acting as the County's "Local Planning Agency", and the BCC. It should be noted that, no 
community council hearing will be held for this application due to its site location within the City 
of Miami Gardens.  
 
The second phase occurs between the time the County receives DCA‟s related Objections, 
Recommendations and Comments (ORC) report following its completion of the review of the 
transmitted applications and the time the PAB and BCC conclude their final public hearings at 
which BCC takes final action on the pending amendment applications. The final actions by the 
BCC will subsequently be transmitted back to DCA for their compliance review, determination 
and publication of the compliance status of the adopted amendments. The adopted 
amendments become effective 21 days after DCA‟s issuance of a Notice of Intent (NOI) to find 
the adopted amendments in or not in compliance provided no petitions have timely been filed 
within that period. If a petition is timely filed by any affected party challenging DCA‟s finding, a 
settlement review process will ensue as stipulated by Florida law. 
 
Concurrent DRI/CDMP Application Review Process 
 
The County‟s procedure for processing CDMP amendment applications concurrently with 
requests for approval or modification of an adopted Development of Regional Impact (DRI) is 
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established in the County Code, as noted above, generally consistent with the requirements 
contained in Chapter 380.06 and Chapter 163, Part 2, F.S. The concurrent process calls 
substantially for the same activities as that for standard amendment applications, except that 
this procedure: 1) relies largely on the DRI-NOPC to provide the background data and analysis 
necessary to evaluate the proposal to amend the CDMP; 2) modifies the DRI adoption schedule 
to conform to the Chapter 163, F.S. schedule for adopting comprehensive plan amendments; 3) 
allows for CDMP amendments to be filed and transmitted outside of the April and October 
CDMP Amendment Cycles; and 4) provides for adoption of a DRI or DRI NOPC and its 
associated Development Order  (D.O.) Conditions to occur at the same public hearing as the 
comprehensive plan amendment. The schedule of activities for considering the adoption of the 
subject Dolphin Center Properties, LLC, Application to amend the CDMP (the Application) is 
presented in Table 1, Schedule of Activities, on the previous page.  
 

Proposed CDMP Amendment and DRI Changes 
 
The Application seeks to re-designate the a +38.6-gross-acre property within the existing 
Dolphin Center North DRI boundary from its current “Office/Residential” to “Business and Office” 
land use category of the County‟s Land Use Plan (LUP) map of the CDMP. Also, the Application 
seeks to add a proffered Declaration of Restrictions (covenant) to the CDMP Land Use Element 
if it is approved and accepted by the BCC. The County owns a 2.44-net-acre area, which is 
reserved for archeological preservation under the DRI area.  Generally, the applicant (Dolphin 
Center Properties, LLC) is requesting the DRI NOPC and CDMP amendment in order to amend 
the development program set out in the existing DRI and enable the development of a water 
park. The application site is currently approved for 100,000 square feet of office space under the 
approved DRI and is sought to be developed with a high quality Water Park in place of the 
approved offices. The Water Park may feature family raft slides, a tube flume complex, a lazy 
river, wave pool, mat slides and other waterslides, as well as retail, food and beverage 
concessions, support facilities and administrative offices. The requested CDMP text and LUP 
map changes are more specifically described in the Application attached to this report as 
Appendix B.  
 

Additional Information 
 

Anyone having questions regarding any aspect of the CDMP review and amendment process 
should visit or call the Metropolitan Planning Section of the Miami-Dade County Department of 
Planning and Zoning at 111 NW 1st Street, Suite 1220; Miami, Florida 33128-1972; telephone 
305/375-2835. 
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Revised and Replaced January 24, 2011 

Application and Initial Recommendation 
Dolphin Center Properties, LLC, Application to Amend the  

Comprehensive Development Master Plan for Miami-Dade County, Florida 
January 24, 2011 

 

Application 
Type 

Applicant/Location/Acreage/ 
Requested Amendment 

BCC District/ 
Commissioner 

DP&Z Initial 
Recommendation 
January 18, 2011 

Local Planning 
Agency 

Recommendation 
January 24, 2011 

BCC 
Recommendation 

(To Be Determined) 

Standard  Dolphin Center Properties, LLC/2269 Dan Marino 
Boulevard, Miami Gardens, FL 33056/±38.6 gross 
acres 

 

1. Re-designate the ±38.6-acres application site 
within the DRI on the adopted 2015-2025 
Land Use Plan (LUP) map from 
“Office/Residential” to “Business and Office”; 
and 

2. Add a proffered Declaration of Restrictions, if 
accepted by the Commission, to the Land 
Use Element table titled “Restrictions 
Accepted by the Board of County 
Commissioners in Association with Land Use 
Plan Map Amendments.”  

District 1/ 
Jordan 

 

Transmit with 
Acceptance of 

Proffered 
Declaration of 
Restrictions  

 

Adopt and Transmit 
with Acceptance of 

Proffered Declaration 
of Restrictions and 

with instructions  to the 
private parties to 

resolve the private 
settlement agreement 
issues before the BCC 

transmittal hearing 
date on the Dolphin 

Center Properties, LLC 
Application to amend 

the CDMP 

 

 
Source:  Miami-Dade County Department of Planning and Zoning 
Notes:    DP&Z means Department of Planning and Zoning; BCC means Miami-Dade Board of County Commissioners 

*Dates are tentative and subject to change based on extension of deadlines by the Applicant, pursuant to Chapter 380, F.S., and Section 2-116.1 of the 
Code of Miami-Dade County. 
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CHAPTER 1 
 

 

APPLICATION SUMMARY 
 

Applicant/Representative:  Applicant: 
Dolphin Center Properties, LLC 
2269 Dan Marino Boulevard 
Miami Gardens, FL  33056 

Representatives: 
Joseph G. Goldstein, Esq. and Alan S. Krischer, Esq. 
Holland & Knight LLP 
701 Brickell Avenue, Suite 3000 
Miami, FL  33131 

Location: Between NW 199 and NW 195 Streets, and between the 
Florida Turnpike and NW 22 Avenue 

Total Acreage:  ±38.6 Acres 

Current Land Use Plan Map 
Designation: 

“Office/Residential” 
 

 
Requested Land Use Plan 
Map Changes: 

 

1. Re-designate the ±38.6-acre application site on the 
adopted 2015-2025 Land Use Plan (LUP) map from 
“Office/Residential” to “Business and Office” 

Other Proposed Changes: 2. Add proffered Declaration of Restrictions, if accepted by 
the Commission, to Land Use Element table titled 
“Restrictions Accepted by the Board of County 
Commissioners in Association with Land Use Plan Map 
Amendments”  

Amendment Type:  Standard Concurrent DRI/CDMP Amendment 

Existing Zoning/Site 
Condition: 

OPD/Paved and used for parking 

RECOMMENDATIONS 
 

Staff: TRANSMIT WITH ACCEPTANCE OF THE PROFFERED 
DECLARATION OF RESTRICTIONS (January 18, 2011) 

Planning Advisory Board (PAB) 
acting as Local Planning Agency: 

ADOPT AND TRANSMIT WITH ACCEPTANCE OF 
PROFFERED DECLARATION OF RESTRICTIONS and 
with instructions  to the private parties to resolve the private 

DOLPHIN CENTER PROPERTIES, LLC 
Application to Amend the CDMP 

Commission District 1 
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settlement agreement issues before the BCC transmittal 
hearing date on the Dolphin Center Properties, LLC 
Application to amend the CDMP (January 24, 2011) 

Board of County Commissioners: TO BE DETERMINED (March 2011)  

Final Action of the PAB acting as 
Local Planning Agency: 

TO BE DETERMINED  

 

Final Action of Board of County  
Commissioners: 

TO BE DETERMINED 

 
 
Staff recommends “TRANSMIT WITH ACCEPTANCE OF THE PROFFERED DECLARATION 
OF RESTRICTIONS the proposed amendment. The recommendation is based on the staff 

analysis summarized in the Principal Reasons for Recommendation below:  
 
Principal Reasons for Recommendation: 
 

1. The application seeks to facilitate the construction of a water park through the requested 
CDMP Land Use Plan (LUP) map change from “Office/Residential” to “Business and Office”. 
The proposed water park use is an amusement type use that is not allowable within the 
“Office/Residential” land use category, but may be allowed under the “Business and Office” 
and “Industrial and Office” categories. Additionally, the application site was approved for 
100,000 square feet of offices in 1985 through BCC Resolution Z-210-85 that approved the 
Dolphin Center Development of Regional Impact (DRI). Despite the office use entitlement for 
the site, it has remained generally undeveloped for over 25 years and is currently used for 
additional stadium event parking. A Notice of Proposed Change (NOPC) to the Dolphin 
Center North DRI that is being processed concurrently with this CDMP amendment 
application also seeks to change the DRI Development Order (DO) approved use for the 
application site from offices to the proposed water park use. This change in the approved 
use for the property to allow the water park could generate an economic development 
benefit to the County.  The application site is situated at the southwest corner of the 
interchange of the Florida Turnpike with NW 199 Street, is near the border of Miami-Dade 
and Broward Counties and easily accessible to both counties via the Florida Turnpike 
(Sunshine State Parkway). [The Dolphin Center DRI was bifurcated creating the Dolphin 
Center North and the Dolphin Center South DRIs.] 
 

2. Land Use Element Policy LU-8E requires that LUP map amendment applications be 
evaluated against factors such as the proposed development‟s i) ability to satisfy a 
deficiency in the LUP map to accommodate projected population or economic growth in the 
County; ii) impacts to County services at or above level of service (LOS) standards; iii) 
compatibility with abutting and nearby land uses; iv) impacts to environmental and historical 
resources; and v) promotion of transit ridership and pedestrianism in accordance with Land 
Use Element Objective LU-7. These factors are addressed as follows: 

 
i. Need: Approval of this application, re-designating the subject property from 

“Office/Residential” to “Business and Office”, would have no impact on the supply of 
commercial land in MSA 2.3, neither increasing nor decreasing it, since both office and 
business uses are considered in the calculation of the supply of commercial land.   
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Furthermore, it would not address a deficiency in land supply to accommodate 
projected population or economic growth. The depletion year for the supply of 
commercially zoned or designated land is beyond the year 2030 for Minor Statistical 
Area (MSA) 2.3. As stated in Reason 1 above, the application is to allow for the 
proposed water park use on the site, which could generate an economic development 
benefit to the County.  
  

ii. Public Facilities and Services: The application has limited impact on County facilities 
and services because the site is located within the City of Miami Gardens and is 
generally served by public facilities and services under the City‟s jurisdiction or other 
municipal providers. Water and sewer collection services to the site are provided by 
the City of North Miami Beach.  In a letter dated September 20, 2010, the City of North 
Miami Beach stated it will be able to provide both water and sewer services to the site.    
The City has over ten million gallons in reserve capacity at the Norwood Oeffler Water 
Treatment Plant and it would be able to provide water service to the application up to 
that capacity. However, water and sewer mains will need to be extended to the site.  

 

The Miami-Dade Water and Sewer Department (MDWASD), Miami-Dade Transit 
(MDT), Miami-Dade Fire Rescue Department (MDFR), and Miami-Dade Public Works 
Department, and Miami-Dade County Public Schools are the agencies that provide 
County services to the application site. Based on available information, there will be no 
impacts to public services that would cause the LOS standards to be violated with 
development of the application site.  The MDWASD currently has adequate capacity at 
the North Dade Waste Water Treatment Plant to treat the additional flow from the 
application site. According to the short-term traffic impact analysis prepared by the 
Department of Planning and Zoning, and the short-term and long-term analyses 
prepared by the Applicant‟s transportation consultant, there are no anticipated 
roadway LOS violations. Public schools would not be impacted since residential 
development would not occur on the site since the development program for Dolphin 
Center North Development of Regional Impact currently limits development on the site 
to 100,000 square feet of office space and the requested change is for a water park. 
  

iii. Compatibility: The proposed amendment to the adopted Land Use Plan (LUP) to 
redesignate the property from “Office/Residential” to “Business and Office” could be 
compatible with surrounding areas. The proposed amendment is compatible with the 
property to the north, Sun Life Stadium and adjacent parking lots, which is already 
designated “Business and Office” on the LUP map.  

Policy LU-4C states, “Residential neighborhoods shall be protected from intrusion by 
uses that would disrupt or degrade the health, safety, tranquility, character, and overall 
welfare of the neighborhood by creating such impacts as excessive density, noise, 
light, glare, odor, vibration, dust or traffic.” The property is bordered by publicly owned 
lands on the west, south and east that already serve to buffer nearby residential areas 
from development on the application site as a result of the original approval of the 
Dolphin Center DRI in 1985. A Natural Forest Community and the South 
Neighborhood Protective Buffer, which are owned by the Park and Recreation 
Department, provide an approximate 350-foot wide buffer between the application site 
and the Windward Estates and Rolling Oaks Estates single-family residential 
subdivisions to the south. The Neighborhood Protective Buffer narrows to 
approximately 110 feet on the Westside of the application site and provides buffer to 
the Bell Gardens and Greendale Estates residential subdivisions to the west. The 
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Environmentally Endangered Lands Preserve, which is owned by the Department of 
Environmental Resources Management, and the Florida Turnpike right–of-way provide 
a broad buffer between the application site and the Norwood Estates residential 
subdivision to the east. Even with these buffer areas, there could be impacts from 
noise and height of structures on the residential areas to the south and west if the 
property is not properly site planned to mitigates these concerns. Therefore, a line-of-
site study regarding structure heights and a noise study should be prepared to address 
compatibility with these adjacent residential areas. 
 

iv. Environmental and Historical Resources: Environmental and archaeological resources 
could be impacted if the application is approved and the site developed as proposed. 
The application site is adjacent to a ±6.3-acre County owned Natural Forest 
Community (NFC) and the ±4-acre “Dolphin Center Addition Preserve‟‟, which is also 
owned by the County and managed by the Department of Environmental Resources 
Management‟s (DERM) Environmentally Endangered Lands (EEL) program. The NFC 
and EEL sites abut the south and east boundaries of the application site, respectively. 
The NFC and EEL sites are maintained through periodic ecological prescribed burning 
generally performed once every three years.  This management technique reduces the 
threat of wildfires and is beneficial to wildlife and the rare plant species that inhabit the 
plant community. The application site is within the smoke dispersion corridor of the 
NFC and EEL sites and will consequently be impacted by periodic smoke events from 
the prescribed burns or wildfires, which may impact the operation of the proposed 
water park depending on the timing of the seasonal timing of the operations of the 
water park use. The timing of the prescribed burns by the County should be 
coordinated with seasonal and hours of operation of the proposed use by the 
applicant.  This coordination would be appropriately addressed in proposed 
Development Order conditions for the NOPC and in any rezoning restrictions 
appropriate to the issues.  The CDMP Conservation, Aquifer Recharge and Drainage 
Element Objective CON-8 and attendant policies require the protection of upland 
forests included on the County‟s Natural Forest Community inventory. Pursuant to this 
objective and policies, the proposed development of the application site should provide 
enough safeguards to ensure no adverse impacts will be generated from construction 
and operation of the water park on the maintenance and preservation of the NFC and 
EEL properties. Additionally, the NFC site was identified and addressed in the 
originally approved 1985 Dolphin Center DRI DO conditions, which required 
preservation of the NFC site. It is further noted that the current Dolphin Center North 
DRI DO conditions, approved through Board of County Commissioners (BCC) 
Resolution Z-26-08, also require preservation of the NFC site. Therefore, it is 
recommended that the applicant coordinate with DERM to adequately address the 
proposed construction and operation of the water park in relation to the management 
of the NFC and EEL properties, and prepare appropriate NOPC Development Order 
conditions and zoning restrictions to address these issues.  
  
The application site contains a ±2.44-acre Archaeological Midden that is owned by the 
County and identified as the Honey Hill Archaeological site at Chittohatchee Park.  The 
County‟s Office of Historic Preservation indicates that this archeological Midden is one 
of the most significant archaeological resources in the County and that the Midden is 
dedicated to the study and interpretation of the ways of life of the Seminole, Tequesta 
and their ancestors. It is noted in the application that the Midden is reserved for 
archaeological preservation and that no change is proposed or would be made to the 
preservation of the Midden or to the related Dolphin Center North DRI DO conditions 
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addressing the Midden. The DRI DO originally approved through Board of County 
Commissioners (BCC) Resolution Z-210-85 included DO conditions that require the 
Archaeological Midden to be preserved as described in a 1985 approved 
Archaeological Management Plan. That obligation was fulfilled by the then DRI 
applicants. The Archaeological Midden will be preserved even with the LUP map re-
designation. The application site may contain additional archaeological resources. 
Therefore, it is recommended that an archaeological assessment be conducted by a 
professional archaeologist to identify and record archaeological resources prior to any 
development on the application site. In the event that additional archaeological 
resources are identified within the application site (outside of the existing Midden) that 
cannot be preserved on site then an Archaeological Mitigation Plan shall be developed 
to guide the recovery of such resources.  
 
Furthermore, the proposed development of the water park presents an opportunity for 
a joint cooperation between the County and the Applicant to enhance the utilization of 
the archaeological Midden for educational purposes, while providing an added 
attraction to the proposed development of the site. The Midden is currently fenced, has 
an entry gate and is currently accessible to the public through appointments only. A 
joint operation of the Midden and proposed water park should be explored and could 
serve to make the Midden more accessible to the public and add 
entertainment/attraction value to the proposed water park.    
 

v. Transit Ridership and Pedestrianism: The application site is not located within an 
urban center or a transit corridor, and is not within 1/4 mile of an existing or planned 
transit station, transit center, or bus stop.  The application site is proximate to, but, 
located outside the boundaries of the 2006 North Corridor Station Area Plan for the 
then planned NW 199 Street Metrorail Station located along NW 27 Avenue, and is 
approximately 0.6 miles from the nearest bus stop. Therefore, the application is not 
considered to promote transit ridership and pedestrianism pursuant to Objective LU-7 
and associated policies. 
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    CHAPTER 2 
 

PLANNING STAFF ANALYSIS 
 
Background 
The Application seeks to re-designate the +38.6-gross-acre site within the existing Dolphin 
Center North Development of Regional Impact (DRI) boundary from its current 
“Office/Residential” to “Business and Office” land use category of the County‟s Land Use Plan 
(LUP) map of the CDMP. On January 7, 2011, the applicant submitted a CDMP Declaration of 
Restrictions (covenant) with the Department of Planning and Zoning (DP&Z) limiting the uses on 
the subject property to those uses that are permitted under the application site‟s current 
“Office/Residential” CDMP land use category and a water park tourist attraction, together with 
such ancillary, associated and accessory uses customary thereto (See Appendix C).  
 
The proposed CDMP amendment was submitted concurrent with a request to amend the 
development program in the existing  Dolphin Center North DRI, which is generally bounded on 
the north by the Snake Creek Canal, on the east by SR 91/Florida‟s Turnpike, on the south by 
theoretical NW 195 Street, and on the west by SR 817/NW 27 Avenue The Notice of Proposed 
Change (NOPC) Application, which was submitted to the South Florida Regional Planning 
Council (SFRPC), seeks to change the approved DRI land development program. The NOPC 
Application eliminates the 100,000 square feet of office use previously approved for the 
application site also known as Dolphin Center East 2 and replaces the approved use with a 
Water Park. The proposed DRI development program consists of the following: A Stadium, the 
Sun Life Stadium (74,916 seats), which is already built; Retail (140,000 sq. ft.); Office (225,000 
sq. ft.); Hotels (450 rooms); Fitness Center (50,000 sq. ft.); and the proposed Water Park.  The 
changes to the existing DRI are proposed pursuant to Chapter 380, F.S. 
 
Application Site  
 
This ±38.6-gross acre CDMP application site is located south of Sun Life Stadium at the 
southwest corner of the NW 199 Street (Ives Dairy Road) and the Florida Turnpike (Sunshine 
State Parkway), and is located within the City of Miami Gardens. Although the application site is 
located within the City of Miami Gardens; the Miami Gardens Charter, provides that Miami-Dade 
County retains the jurisdiction over the Dolphin Center North Development of Regional Impact 
(DRI) properties, zoning and building approvals, water and sewer installation, compliance with 
environmental regulations, street maintenance, and utility regulations. 
 
Existing Land Use and Applicable Development Regulations   
The application site is currently comprised of a ±2.44-acre County owned archaeological 
preserve and a paved parking lot that is owned by the applicant. The Honey Hill Archaeological 
Site is located at Chittohatchee Park on the application site, which is dedicated to the study and 
interpretation of the Tequesta Native American Tribe, their ancestors, and Seminole way of life. 
The site is one of the County‟s most significant archaeological resources. The remainder of the 
application site is currently used as a parking lot for the Sun Life Stadium located immediately to 
the northwest of the application site, across NW 199 Street.  
 
The zoning district and the Dolphin Center North DRI regulate development on the site. The 
subject property is currently zoned OPD (Office Park District) by the County, which allows office 
buildings and laboratories for scientific and industrial research.  The application site is identified 
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as Dolphin Center East 2 in the DRI, which is currently limits development to 100,000 square 
feet of office space.  
 
Land Use Plan Designations 
The subject property is designated “Office/Residential” on the Adopted 2015-2025 Land Use 
Plan (LUP) map of the Comprehensive Development Master Plan (CDMP) which allows uses 
such as professional and clerical offices, hotels, motels, and residential uses. The applicant 
requests a land use change to the LUP map, on the subject property, from “Office/Residential” 
to “Business and Office”. The proposed CDMP land use category allows the full range of sales 
and service activities including retail, wholesale, commercial and professional offices, and 
residential development under certain conditions. 
 
The application site is designated “Commerce” on the City of Miami Gardens Adopted 2016 
Future Land Use Plan Map.  According to the City‟s Comprehensive Development Master Plan, 
this land use designation allows a wide range of uses ranging from medium density residential 
areas (16-25 dwelling units per acre) to urban industrial areas. 
 
Zoning History 
Miami-Dade County zoning districts and zoning code regulations were first created in 1938.  
The subject property was originally zoned AU (Agricultural District) in 1938. However, on 
September 6, 1956, the Board of County Commissioners (BCC) adopted Resolution No. 10255 
approving a zoning district boundary change from AU to RU-1 (Single-Family Residential) on a 
parcel that included the subject property. Subsequently, on September 26, 1985, as part of the 
Dolphin Center DRI development order (or approval to proceed with the proposed 
development), the BCC adopted Resolution No. Z-211-85 approving a zoning district boundary 
change on the subject property from RU-1 to OPD, which its current zoning..   
 
The Dolphin Center DRI was approved in 1985, and has been amended several times between 
1985 and 2008. In 1995, additional DRI modifications were made to accommodate professional 
baseball games in the stadium, and changes were made to Dolphin Center East 1, East 2 and 
West parcels to regulate short-term and long-term parking for stadium events. In 1999, the DRI 
Development Order was amended to change the buildout date to October 11, 2007.  In 2008, 
the Dolphin Center DRI was bifurcated to create the Dolphin Center North DRI (Resolution No. 
Z-27-06) and the Dolphin Center DRI South (Resolution No. Z-27-08), and the buildout date of 
both DRIs was changed to October 10, 2017. 
 
Adjacent Land Use and Zoning 
 
Existing Land Use 
The application site is adjacent to major entertainment area and a residential area. Sun Life 
Stadium and its parking lots are located to the north. The property is adjacent to and bordered 
by publicly owned lands on the west, south and east that serve to separate nearby residential 
areas from development on the application site. A Natural Forest Community and the South 
Neighborhood Protective Buffer, which are owned by the Park and Recreation Department, 
provide buffers between the application site and the Bell Gardens, Windward Estates and 
Rolling Oaks Estates single-family residential subdivisions in good condition to the west and 
south. The buffer between the application site and Rolling Oaks Estates has a depth of 350 feet.  
A buffer with a depth of 110 feet separates the application site from Bell Gardens and Windward 
Estates. The Environmentally Endangered Lands Preserve, which is owned by the Department 
of Environmental Resources Management, and the Florida Turnpike right–of-way provide a 
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broad buffer between the application site and the Norwood Estates residential subdivision and 
Norwood Elementary School to the east. 
 
Land Use Plan Designations 
The adopted LUP has a variety of designations for surrounding areas. Properties immediately to 
the north of the application site, across NW 199 Street, are designated “Business and Office”.  
Properties adjacent to the west and south of the subject property are designated “Low Density 
Residential Communities”, which allow residential development at 2.5 to 6 dwelling units per 
gross acre.  Properties adjacent to the east and southeast are designated “Environmentally 
Protected Parks” (see Appendix A: Map Series). 
 
The City of Miami Gardens Comprehensive Development Master Plan has designated adjacent 
areas for two uses.  The buffer areas to the south and southwest, and immediately to the east, 
of the application site are designated “Preservation.” This land use category is intended to apply 
to the City‟s natural and manmade resources that are anticipated to remain as permanent land 
uses for the foreseeable future.  Areas adjacent to the east, west and south of the subject 
property are designated “Neighborhood,” which allows a limited range of uses such as 
residential, limited commercial and office and mixed-use. 
 
Zoning 
Miami-Dade County zoning applies to those parcels that are located in the Dolphin Center North 
DRI. Areas immediately to the north of the subject property are zoned BU-2 (Special Business 
District), which allow the development of large scale commercial and/or office facilities that 
service the needs of large urban areas.  The buffer areas immediately to the east, west and 
south of the application site are zoned RU-1 (Single-Family Residential).  
 
The City of Miami Gardens zoning applies to the adjacent areas outside Dolphin Center North 
DRI.  Areas adjacent to the east, southeast and of the application site are zoned R-1 (Single-
Family). This zoning district allows one-family detached dwelling units at low densities, essential 
services and facilities, and select public and institutional uses. The R-1 Zoning District 
implements the lowest residential density range of the “Neighborhood” land use category, 
allowing up to six dwelling units per acre. Norwood Elementary School at the southeast corner 
of the Turnpike and NW 199 Street is zoned GP (Government Property). 
 
North Corridor Station Area Plan 
The application site is located just east of the area addressed by the North Corridor Station Area 
Plan. In November 6, 2007, the BCC adopted Resolution No. 1225-07, accepting the North 
Corridor Station Area Planning Charrette Report for the NW 199 Street Metrorail Station, dated 
December 6, 2006. The vision of the plan is to build on the “area‟s role as a regional destination 
for sports and entertainment and to create the most important and dynamic new place in Miami-
Dade County away from the ocean”. The plan envisions mixed-use development along the NW 
27 Avenue corridor; high-intensity retail and entertainment center with a mix of restaurant, 
shops and entertainment facilities within a ¼ mile radius of the proposed Metrorail Station at 
NW 27 Avenue and NW 199 Street; a large community park north of the Sun Life Stadium that 
would include a baseball, football, and soccer fields, and small neighborhood parks south of NW 
199 Street and east of NW 27 Avenue. The Plan also calls for improved circulation throughout 
the proposed Metrorail Station for pedestrian, bicyclist, and transit. The proposed water park 
use, if approved, would not be inconsistent with the vision of the North Corridor Station Area 
Plan. 
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Supply and Demand 
 
The Analysis for Minor Statistical Area 2.3 (MSA 2.3) within which the application site is located 
indicates that the MSA contains 650.60 acres of in-use commercial uses in 2010 and an 
additional 138.7 acres of vacant land zoned or designated for business uses. The annual 
average absorption rate for the 2010 through to 2030 period is 3.39 acres per year.  At the 
projected rate of absorption, reflecting the past rate of commercial uses, the study area will 
deplete its supply of commercially zoned or designated land beyond the year 2030 (See Table 
below). This is beyond the CDMP‟s long-term time horizon of year 2025. 

 
Table 2 

Projected Absorption of Land for Commercial Uses 
Indicated Year of Depletion and Related Data 

Analysis    
Area 

 
 

 Vacant 
Commercial  
Land 2010 

(Acres) 

Commercial 
Acres in 

Use 2010 

Annual Absorption 
Rate 

2010-2030 
(Acres) 

Projected 
Year of 

Depletion 

 Total Commercial 
Acres per 

Thousand Persons 
  
  
  2020 2030 

MSA 2.3  138.7 650.60 3.39 2030+  8.8 8.5 

Source:  Miami-Dade County Department of Planning & Zoning, Planning Research Section, January 2011. 

 
 
Approval of this application, re-designating the subject property from “Office/Residential” to 
“Business and Office”, would have no impact on the supply of commercial land in MSA 2.3, 
neither increasing nor decreasing it, since both office and business uses are considered in the 
calculation of the supply of commercial land.  Furthermore, it would not address a deficiency in 
land supply to accommodate projected population or economic growth. The depletion year for 
the supply of commercially zoned or designated land is beyond the year 2030 for Minor 
Statistical Area (MSA) 2.3 as indicated in Table 2 above.  
 
Environmental Conditions  
 
Natural Forest Communities 
Natural Forest Communities (NFC) are upland natural areas that contain the presence of 
endangered, threatened, rare or endemic species; low percentage of exotic plant species cover; 
high overall plant diversity; wildlife habitat values; and geological features. Areas designated as 
NFC‟s are regulated by Section 24-49 of the Code of Miami-Dade County and the 
Environmentally Endangered Lands Program, for preservation and management, in Section 24-
50 of the Code. Development on parcels adjacent to the NFC/EEL preserves must avoid 
adverse impacts associated with the placement of buildings, construction of infrastructure, 
storage of construction materials and equipment, final grade, drainage, erosion, alterations to 
hydrology, and other such activities.  Also, in order to avoid causing damage to plants and 
substrate, heavy machinery should not be parked along side or inside the NFC/EEL preserves.  
Roads would be preferable to buildable lots abutting the natural area property line.  Prior to any 
development or work on the Florida Stadium, LLC properties, a barrier, approved by DERM, 
shall be erected in order to protect the preserves from potential impacts and shall remain in 
place until DERM authorizes its removal. 
 
Endangered plant species, such as scrub palmetto (sabal etonia), are present in the EEL 
preserve, which contains one of only two EEL-protected xeric scrub habitats in all Miami-Dade 
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County. Therefore, the design, construction an operation of the development should avoid 
adverse impacts to the natural area including, but not limited to, the need for a buffer area 
and/or firebreak between the development and the preserve; impediments to prescribe burning, 
the use of only compatible landscaping that does not include invasive species; setbacks for 
development facilities; shields from lighting; and mechanisms to prevent out-flows, aerosols, 
chemicals, and other substances from entering the preserve from the development. 
 
This preserve is maintained by the use of periodic ecological prescribed burning. This 
management technique reduces the wildfire threat and is beneficial to wildlife and the rare plant 
species harbored by the plant community. Such burning is generally performed once every 
three years. The subject property lies within the smoke dispersion corridor of this preserve. 
Consequently the subject property will be affected by periodic smoke events from the prescribed 
burns or unexpected wildfires, which may impact the operation of the water park. It is 
recommended that the applicant coordinate with DERM to adequately address the proposed 
construction and operation of the water park in relation to the management of the NFC and EEL 
properties, and prepare appropriate NOPC Development Order conditions and zoning 
restrictions to address these issues. 
 
Archaeological/Historical Resources 
The application site contains a ±2.44-acre Archaeological Midden that is owned by the County 
and identified as the Honey Hill Archaeological site at Chittohatchee Park.  The County‟s Office 
of Historic Preservation indicates that this archeological Midden is one of the most significant 
archaeological resources in the County and that the Midden is dedicated to the study and 
interpretation of the ways of life of the Seminole, Tequesta and their ancestors. It is noted in the 
application that the Midden is reserved for archaeological preservation and that no change is 
proposed or would be made to the preservation of the Midden or to the related Dolphin Center 
North DRI DO conditions addressing the Midden. The DRI DO originally approved through 
Board of County Commissioners (BCC) Resolution Z-210-85 included DO conditions that 
require the Archaeological Midden to be preserved as described in a 1985 approved 
Archaeological Management Plan. That obligation was fulfilled by the then DRI applicants and 
the Archaeological Midden will be preserved even with the LUP map re-designation. However, 
the application site may contain additional archaeological resources. Therefore, it is 
recommended that an archaeological assessment be conducted by a professional archaeologist 
to identify and record archaeological resources prior to any development on the application site. 
In the event that additional archaeological resources are identified within the application site 
(outside of the existing Midden) that cannot be preserved on site then an Archaeological 
Mitigation Plan shall be developed to guide the recovery of such resources.  
 
Water and Sewer 
 

The Miami-Dade Water and Sewer Department (WASD) reviewed the proposed application‟s 
impact on water and sewer services assuming the application site will be developed as 
proposed. The availability of both water and sewer service for the application site is subject to 
the approval and issuance of permits from all applicable governmental agencies having 
jurisdiction over the process. Additionally, DERM indicates that the County‟s wastewater 
treatment system has the capacity to handle the sewer demands that would be generated.    
 
Water Supply 
The proposed development is located within the City of North Miami Beach water service area. 
The WASD review for water usage assumes the 38.6-gross acre site would be developed as a 
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water park facility.  Water demand from the proposed development is estimated at 109, 370 
gallons per day (GPD). 
 
Wastewater 
The proposed development is located within the City of North Miami Beach sewer service area. 
The municipality is a volume sewer customer of WASD. The wastewater flows generated within 
the City‟s service area are transmitted to WASD for treatment and disposal at the North District 
Wastewater Treatment Plant (NDWTP). The WASD review for sewer service indicates that the 
total wastewater demand for the proposed water park facility is 109,370 gpd as noted in the 
table below.  Average treatment capacity to treat the additional flow from the proposed water 
park presently exists at the NDWTP. At time of development, capacity evaluations of the plant 
for average flow and peak flows may be required, depending on the compliance status of the 
United States Environmental Protection Agency (EPA) Second and Final Consent Decree.     
 
 

Table 3 
Projected Water Park Sewage Loading 

Proposed  Uses Flow Rate Sewage Loading 

Swimming Facility‟s 
(filter backlash) 

6,720 gallons/day Lump Sum 6,720 

Park (with toilets and 
showers) 

5,000 attendants 20 gpd/person 100,000 

Fast Food Restaurant 5,300 50 gpd/100 sq. ft. 2,650 

Total 109,370 

Source: Miami-Dade Department of Water and Sewer, January, 2011 

 
 
Water Conservation 
All future development for the application site will be required to comply with water use 
efficiency techniques for indoor water use in accordance with Section 8-31, 32-84 and 8A-381 
for the Code of Miami-Dade County. In addition, the future development will be required to 
comply with the landscape standards in Sections 18-A and 18-B of the Code. 
 
Fire Rescue 
 
The Miami-Dade Fire Rescue Department (MDFR) analysis indicates that the proposed water 
park facility will have minimal impact of MDFR‟s delivery of service, and will increase travel time 
during peak hours on weekends and vacation periods.  Fire Rescue service is adequate for the 
area. The following Fire Rescue stations currently service the area in the vicinity of the 
application site (including the subject property): 
 
 

Table 4 
Existing Fire Rescue Services 

 

  Source:  Miami-Dade Fire Rescue, January 2011 

Station Address Equipment Staff 

11 18705 NW 27 Avenue Rescue, Aerial 7 
38 575 NW 199 Street Rescue, Aerial 7 
51 4775 NW 27 Street Rescue, Engine 7 
54 15250 NW 27 Avenue Rescue, Engine 7 
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It is not anticipated that the proposed Water Park would generate any greater impacts to Fire 
and Rescue service than would be generated by the use currently approved for the application 
site under the Dolphin Center North DRI.  The MDFR will have adequate access to the Water 
Park via public roads, streets and highways (including the Florida Turnpike, NW 199 Street, and 
NW 27 Avenue). 
 
Parks 
 
The Miami-Dade County Parks and Recreation Department (PARD) indicates that the 
application site is located in Park Benefit District 1 which has a surplus capacity of 400.64 acres. 
There are no County-owned local parks or recreation facilities within two miles of the application 
site. The applicant proffered a Declaration of Restrictions limiting development on the subject 
property solely to those uses that are permitted under the “Office/Residential” CDMP land use 
category and a water park facility. 
 
Solid Waste 
 
The Department of Solid Waste Management (DSWM) assesses capacity system-wide based, 
in part, on existing waste delivery commitments from both the private and public sectors. DSWM 
indicates that it is not possible to make determinations concerning the adequacy of solid waste 
disposal facilities relative to an individual CDMP amendment application.  Instead, the DSWM 
issues a periodic assessment of the County‟s status in terms of concurrency, which is the ability 
to maintain a minimum of five (5) years of system-wide waste disposal capacity. According to 
DSWM 2010 concurrency determination, which is filed with DP&Z on an annual basis, there is 
sufficient system-wide waste disposal capacity to meet the County‟s adopted five-year level-of-
service standard.  Additional system capacity is programmed and will be available in the near 
future to ensure that the County continues to meet its solid waste concurrency obligation. 
 
Aviation 
 
Miami-Dade Aviation Department (MDAD) considers the proposed use on the application site to 
be compatible with operations from the Opa-locka Executive Airport.  Any proposed construction 
at this location reaching or exceeding 200 feet above mean sea level (AMSL) is required to be 
filed with the Federal Aviation Administration (FAA) using Form 7460-1 „Notice of Proposed 
Construction Alteration for Determination of Known Hazards‟. In addition, any construction 
cranes for this project at this location reaching or exceeding 200 feet AMSL must be filed by the 
construction contractor using the same form.  
  
Public Schools 
 
The application does not include residential uses, as restricted by the proffered covenant, and 
therefore would not generate impacts to schools, if approved.   

 
Roadways 
 
The CDMP Application seeks to change the land use designation of the application site (the 
Dolphin Center East 2) parcel from “Office/Residential” to “Business and Office” and the 
acceptance of a proffered covenant (see Appendix C). The proffered covenant proposes to limit 
the development of the subject parcel to a) those uses that are permitted under the 
“Office/Residential” land use designation and b) a water use park tourist attraction, together with 
such ancillary, associated and accessory uses. The Dolphin Center North DRI East 2 parcel is 
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located in the southeastern portion of the DRI, south of NW 199 Street between the Florida‟s 
Turnpike and theoretical NW 22 Avenue (see Appendix A).  
 
The Department of Planning and Zoning, in cooperation with the County‟s Public Works 
Department (PWD), performed a short-term (Concurrency) traffic impact analysis to determine 
the impact the requested land use change would have on the roadways adjacent to and in the 
vicinity of the application site. The analysis was based on the proposed Water Park use. 
 
Existing Conditions 
The roadways operating conditions, levels of service (LOS), are represented by one of the 
letters “A” through “F,” with “A” generally representing the most favorable driving conditions and 
“F” representing the least favorable. 
 
The existing operating conditions of the roadways analyzed are shown in the “Traffic Impact 
Analysis” table below.  The analysis indicates that the major roadways adjacent to and in the 
vicinity of the application site are operating at or above their adopted LOS standards. 
 
Trip Generation 
The “Estimated Peak Hour Trip Generation” Table below identifies the estimated number of 
daily, AM and PM peak hour trips that would be generated by the proposed Water Park use. If 
the application site were developed with the Water Park under the requested “Business and 
Office” land use designation, it would generate approximately 1,331 more daily trips and 159 
more PM peak hour external trips than the currently approved 100,000 sq. ft. of open space 
under the current “Office/Residential” land use designation.       
 
 

Table 5 
Estimated Weekday Daily, AM and PM Peak Hour Trip Generation 

And Saturday Daily and Peak Hour Trip Generation 
By Current and Requested CDMP Land Use Designations 

 
Application 

Current CDMP Designation/ 
Approved Development 
Estimated No. of Trips 

Requested CDMP 
Designation/ 

Proposed Development 
Estimated No. of Trips 

Estimated Trip Difference 
Between Current and 

Requested CDMP 
Land Use Designation 

Dolphin Center 
North 

(East 2 Parcel) 
 

Office/Residential; 
100,000 sq. ft. Office

1
 

 
 

Business and Office; 
Water Park (39.99 acres)

2
 

 
 

 
 
 
 

Weekday Daily 1,334 2,838 +1,331 
AM Peak 188 313 +125 
PM Peak 191 350 +159 

    
Saturday Daily 232 3,638 +3,406 

Peak 37 488 +451 
Source: Institute of Transportation Engineers, Trip Generation, 7th Edition, 2003; Miami-Dade Public Works Department, 

January 2011. 
Notes:  

1
 Trips generated using trip generation rates of ITE Land Use Code 710, General Office Building; ITE Trip Generation, 

8
th
 Edition. 

2  
Trips generated using trip generation rates of ITE Land Use Code 414, Water Slide Park;  ITE Trip Generation 8

th
 

Edition.  
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Table 6 

Traffic Impact Analysis on Roadways Serving the Amendment Site 
Roadway Lanes, Existing and Concurrency Peak Period Operating Level of Service (LOS) 

Sta. 
Num. 

 
Roadway 

 
Location/Link 

Num. 
Lanes 

Adopted 
LOS Std.* 

Peak 
Hour 
Cap. 

Peak 
Hour 
Vol. 

Existing 
LOS 

Approved 
D.O‟s 
Trips 

Conc. 
LOS w/o 
Amend. 

Amendment 
Peak Hour 

Trips 

Total Trips 
With 

Amend. 

Concurrency 
LOS with 
Amend. 

 
Proposed Land Use Development Scenario: Business and Office use (Water Park with 1,250 parking spaces)  
F-1167 
F-559 

NW 27 Ave./SR 817 
NW 27 Ave./SR 817 

County Line to NW 183 Street 
NW 183 Street to NW 167 Street 

6 DV 
6 DV 

E+20% 
E+20% 

6,180 
6,180 

3,860 
3,705 

D 
C 

200 
254 

D 
D 

52 
45 

4,112 
4,004 

D(09) 
D(09) 

F-502 Fla. Turnpike N/O NW 199 Street 6 LA D 10,150 8,178 C 0 C 52 8,230 C(09) 
F-2504 Fla. Turnpike S/O NW 199 Street 6/8 LA D 10,150 7,607 C 0 C 29 7,636 C(09) 
9558 NW 199 Street NW 37 Ave. to NW 27 Ave. 4 DV E+20% 3,840 1,916 D 36 D 47 1,999 D(09) 
9556 NW 199 Street NW 27 Ave. to Fla. Turnpike 6 DV D 5,092 1,207 C 35 C 193 1,435 C(09) 
F-1232 NW 183 St./SR 860 NW 37 Ave. to NW 27 Ave. 6 DV E+20% 6,432 2,152 B 647 B 48 2,847 B(09) 
F-146 NW 183 St. /SR 860 NW 27 Ave. to NW 12 Ave. 6 DV E+20% 6,180 3,200 C 51 C 33 3,284 C(09) 
             
Source:  Compiled by Miami-Dade County Department of Planning and Zoning; Miami-Dade Public Works Department and Florida Department of Transportation, January 2011. 
Notes:    DV= Divided Roadway 

*County adopted roadway level of service standard applicable to the roadway segment:  E +20% (120% capacity) for roadways serviced with transit service having 20 minutes headways inside 
the Urban Infill Area (UIA); E+50% (150% capacity) for roadway serviced with extraordinary transit such as 95 Express Bus Route. 
() Indicates the year traffic count was taken and/or Level of Service updated 
Scenario assumes a Water Park development with 1,250 parking spaces on application site under the requested “Business and Office” land use designation. 
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Short-Term Traffic Impact Evaluation 
An evaluation of peak period concurrency conditions as of January 14, 2011, which considers 
reserved trips from approved development not yet constructed and programmed roadway 
capacity improvements which may be listed in the first three years of the County‟s 2011 
Transportation Improvement Program, predicts that the roadways adjacent to and in the vicinity 
of the application site will continue to operate at or above their adopted LOS standards with the 
application‟s traffic impact (see “Traffic Impact Analysis” table above).   
 
Future Conditions 
Standard CDMP Amendment Applications require a traffic impact study, signed and sealed by a 
Florida registered professional engineer. The traffic impact study must be conducted using a 
professional methodology accepted by the Department. The applicant is required to prepare a 
short-term traffic analysis (concurrency analysis) with and without the impact of the requested 
amendment application, and indicate which roadways segments meet or violate the County‟s 
adopted LOS standards. This analysis must be prepared using the most current State and 
County traffic count stations data published by the Miami-Dade County Public Works 
Department, or the most recently available traffic counts. Also, a future conditions analysis must 
be performed assessing the impacts of the proposed land use change on the transportation 
system for the project‟s buildout year or the CDMP‟s long planning horizon (year 2025). The 
analysis must include short-term and long-term LOS conditions on the roadway network without 
the proposed land use change and with the land use change; identify which roadway segments 
will violate the adopted minimum LOS standards; and address the need for new facilities or 
expansion of existing facilities to provide a safe and efficient transportation network, enhance 
mobility, and maintain the adopted level of service standards through the short-term and long-
term time frames. 
 
Transportation and Mobility Planning Consultant Cathy Sweetapple and Associates, prepared a 
Traffic Study, NOPC Application Traffic Study And Site Specific Traffic Study For The Water 
Park (September 2010), for the proposed modifications to the Dolphin Center North 
Development of Regional Impact (DRI) and the proposed amendment to the County‟s 
Comprehensive Development Master Plan (CDMP).  
 
As indicated above, the applicant has proposed a NOPC to change the existing DRI 
development program to eliminate the 100,000 sq. ft. office space approved for the Dolphin 
Center East 2 parcel and replace the use with a 39.99-acre Water Park. Therefore, the traffic 
study evaluated the traffic impacts resulting from the proposed changes to the DRI on the 
roadway network adjacent to the DRI. The applicant used the simultaneous increase and 
decrease provision in Section 380.06(19), Florida Statutes, to support the proposed change to 
the DRI, and to demonstrate that no additional traffic impact would be generated.  A proposed 
Water Park Site Plan depicts the Water Park on the east side of the Dolphin Center North East 
2 parcel (occupying 19.99 acres) and the supporting parking on the west side of the parcel 
(occupying 20 acres). The Applicant is estimating daily attendance at 5,000 patrons on a peak 
day, requiring 1,250 parking spaces as per Section 33-124 (k) (12) of the Miami-Dade County 
Code (one parking space for each four persons). However, the applicant is proposing to provide 
1,351 parking spaces (1,307 spaces on the west side and 44 on the east side of the East 2 
parcel). 
 
The traffic study provided an evaluation of existing and projected traffic conditions on the 
roadway network adjacent to and in the vicinity of the application site and at the access 
intersections. The proposed DRI development program changes were evaluated using AM and 
PM peak hour trip generation calculations derived using ITE Trip Generation 8th Edition rates 
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and formulas. The trip generation analysis indicates that there is a net reduction of 180 AM peak 
hour trips and 33 PM peak hour trips with the proposed DRI modifications. The traffic study 
evaluates existing traffic conditions using 2009 traffic count station data from the Florida 
Department of Transportation (FDOT) and Miami-Dade County Public Works Department. The 
specific timeframes analyzed include: AM and PM weekday peak hour periods (the two highest 
consecutive hours in a weekday) for traffic concurrency analysis, and existing and future (Year 
2017) PM peak hour and Saturday peak hour traffic conditions. To address the impact of the 
proposed change, the trips anticipated from the unbuilt portions of the Dolphin Center North and 
South DRIs and committed trips from other approved development not yet built were also 
considered in the future traffic analysis. 
 
The study impact area included all major roadways south of the Broward/Miami-Dade County 
line to NW 183 Street and between SR 91/Florida‟s Turnpike and SR 817/ NW 27 Avenue. In 
addition, the traffic study provided intersection analyses of existing and future traffic conditions 
for the PM peak hour and Saturday peak hour at the project access intersections serving the 
Water Park use.  
 
The traffic study concludes that all roadways adjacent to and in the vicinity of the application site 
were found to operate at acceptable levels of service through the 2017 buildout year of the DRI. 
The intersection analysis indicates that a traffic control improvement (traffic signal) will be 
required at the intersection of NW 199 Street and Water Park‟s center driveway. A summary of 
the NOPC ApplicationTraffic Study and Site Specific Traffic Study for the Water Park 
(September 2010) is provided in Appendix E of this report.  
 
Staff of the Miami-Dade County Planning and Zoning Department and Public Works Department 
reviewed the September 2010 Traffic Study and had several questions, comments and 
concerns, which include the combined impact of the concurrent operation of the existing Sun 
Life Stadium and the proposed Water Park; the use of some ITE land use code for the trip 
generation; the analysis period; the elimination of parking currently used to serve the Sun Life 
Stadium due to proposed Water  Park; the use of average percents for trip distribution; the need 
to use the latest (January 7, 2011) County database for Concurrency Analysis; inclusion of NW 
37 Avenue, NW 2 Avenue and NW 183 Street in the future (Year 2017) traffic impact analysis. It 
should be pointed out that notwithstanding any outstanding concerns that DP&Z and PWD staff 
may have regarding the traffic study, staff of the Department of Planning and Zoning does not 
expect substantial changes to the study‟s conclusions.  DP&Z staff is of the opinion that the 
existing roadway facilities adjacent to and in the vicinity of the application site have enough 
capacity to handle the traffic demand that will be generated by the proposed change. However, 
the consultant will have to address the above DP&Z and PWD concerns prior to approval of the 
proposed use. The Miami-Dade County Public Works Department has also requested that site 
plan and geometric details be presented during later phases of the project for evaluation.  
 
It should be pointed out that in the event the combined traffic analysis of the Stadium and Water 
Park operations indicate there are traffic problems, the applicant could manage the Stadium and 
Water Park operations and traffic through a series of highly coordinated traffic management 
practices which may include the distribution of information to spectators, installation of 
directional signage, deployment of off-duty police officers to manage traffic either arriving or 
departing the Stadium to override control of key signalized intersections.  
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Transit Service 

 
Existing Service 
The area surrounding this application site is covered by Metrobus service. The nearest bus 
service is along NW 27th Avenue, which is about 0.6 miles west of the application site, is 
provided by Routes 27, 97 and Route 99. Table 1 below provides a summary of current 
Metrobus service. 

   
Table 7 

Metrobus Route Service Summary 

Route(s) 

Service Headways (in minutes) Proximity to 
Bus Route 

(miles) 

Type of 
Service Peak 

(AM/PM) 
Off-Peak 
(middays) 

Evenings 
(after 8pm) 

Overnight Saturday Sunday 

27 15 15 30 N/A 20 30 0.6 L/F 

97 20 40 N/A N/A N/A N/A 0.6 L/F 

99 30 30 45 N/A N/A 40 0.6 L 

Source:  Miami-Dade Transit, 2011      
Notes: L means Metrobus local route service 

 
F means Metrobus feeder service to Metrorail 

 
E means Metrobus Express or Limited-Stop service 

 

 
Future Conditions for the Immediate Area 
Transit improvements to the existing Metrobus service are being planned for the next ten years 
as noted in the 2020 Recommended Service Plan of the 2010 Transit Development Plan (TDP). 
Table 2 shows the Metrobus service improvements programmed for the existing routes 
identified above. 
 

Table 8 
Metrobus Recommended Service Improvements 

Route(s) Improvement Description 

27 No planned improvements. 

97 
Route to be transformed to 27th Avenue Enhanced Bus, connecting to the Miami 
Intermodal Center (MIC) 

99 No planned improvements. 

Source: 2010 Transit Development Plan, Miami-Dade Transit. 

 
 
Major Transit Projects 
As noted in Table 2, the Route 97 would be transformed to the 27th Avenue Enhanced Bus.  
This is the first step of an incremental service plan for the 27th Avenue Corridor. This plan is 
included in the 2010 TDP under the Committed Improvements Chapter. For the North Corridor, 
along 27th Avenue, Miami-Dade Transit (MDT) continues to pursue incremental and affordable 
transit improvements along the corridor, until heavy rail funding options are identified. The MDT 
is also identifying park/ride locations along this corridor. Enhanced Bus Service is scheduled to 
commence in 2012 and is scheduled is to add the park and ride component by 2016. 
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Application Impacts in the Traffic Analysis Zone 
A preliminary analysis was performed in the Traffic Analysis Zone (TAZ) where the application is 
requested. In TAZ 128 where this application is located, if granted, the expected transit impact 
produced by this application would be minimal. TAZ 128 encompasses the stadium and the 
transit mode split for this area seems to favor travelling by car and not transit. A similar mode 
split would be expected for the water park proposal.  
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Consistency Review with CDMP Goals, Objectives, Policies, Concepts and Guidelines 
 
The following CDMP goals, objectives, policies, concepts, and guidelines would be enhanced if 
the proposed amendment is approved.   
 
LU Concept 11. Allocate suitable and sufficient sites for industrial and business districts to 

accommodate future employment needs. 
 
LU-4A. When evaluating compatibility among proximate land uses, the County shall consider 

such factors as noise, lighting, shadows, glare, vibration, odor, runoff, access, traffic, 
parking, height, bulk, scale of architectural elements, landscaping, hours of 
operation, buffering, and safety, as applicable. 

 
LU-4D. Uses which are supportive but potentially incompatible shall be permitted on 

sites within functional neighborhoods, communities or districts only where proper 
design solutions can and will be used to integrate the compatible and 
complementary elements and buffer any potentially incompatible elements.  

 
LU-6A. Miami-Dade County shall continue to identify, seek appropriate designation, and 

protect properties of historic, architectural and archaeological significance 
 
LU-8E. Applications requesting amendments to the CDMP Land Use Plan map shall be 

evaluated to consider consistency with the Goals, Objectives and Policies of all 
Elements, other timely issues, and in particular the extent to which the proposal, if 
approved, would: 

i) Satisfy a deficiency in the Plan map to accommodate projected population or 
economic growth of the County; 

ii) Enhance or impede provision of services at or above adopted LOS 
Standards; 

iii) Be compatible with abutting and nearby land uses and protect the character 
of established neighborhoods; and 

iv) Enhance or degrade environmental or historical resources, features or 
systems of County significance; and 

v) If located in a planned Urban Center, or within 1/4 mile of an existing or 
planned transit station, exclusive busway stop, transit center, or standard or 
express bus stop served by peak period headways of 20 or fewer minutes, 
would be a use that promotes transit ridership and pedestrianism as 
indicated in the policies under Objective LU-7, herein. 

 
ECO-7A. Miami-Dade County‟s strategy for meeting countywide employment needs for the 

next several years should be to emphasize its strengths in international commerce, 
health services, the visitor industry, and aviation-related activities, and endeavor to 
expand in the areas of biomedical, film and entertainment, financial services, 
information technology and telecommunications, while simultaneously promoting the 
creation and development of small and medium-sized, labor intensive enterprises 
geared to the socio-economic needs and opportunities of specific neighborhoods and 
locations meant to serve a diversity of markets.  
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ICE-7. Encourage the achievement of a coordinated strategy for regional economic 
development that addresses opportunities and threats and promotes assets in South 
Florida for sports and entertainment, international business, tourism and other 
economic development activities. 

 
CIE-3B. Service and facility impacts of new development must be identified and quantified 

so that sufficient public facilities will be planned and programmed to be available 
when needed.  All development orders authorizing new, or significant expansion of 
existing urban land uses, shall be contingent upon the provision of services at levels 
which meet or exceed the adopted LOS standards except as otherwise provided in 
the "Concurrency Management Program" section of the CIE. 

 
The following CDMP goals, objectives, policies, concepts, and guidelines could be impeded if 
the proposed designation is approved.   
 
LU-3B. All significant natural resources and systems shall be protected from incompatible 

land use including Biscayne Bay, future coastal and inland wetlands, future potable 
water-supply wellfield areas identified in the Land Use Element or in adopted 
wellfield protection plans, and forested portions of Environmentally Sensitive Natural 
Forest Communities as identified in the Natural Forest Inventory, as may be 
amended from time to time.  

 
LU-4C. Residential neighborhoods shall be protected from intrusion by uses that would 

disrupt or degrade the health, safety, tranquility, character, and overall welfare of 
the neighborhood by creating such impacts as excessive density, noise, light, 
glare, odor, vibration, dust or traffic.  

 
LU-8E. Applications requesting amendments to the CDMP Land Use Plan map shall be 

evaluated to consider consistency with the Goals, Objectives and Policies of all 
Elements, other timely issues, and in particular the extent to which the proposal, if 
approved, would: 

i) Satisfy a deficiency in the Plan map to accommodate projected population or 
economic growth of the County; 

iii) Enhance or impede provision of services at or above adopted LOS 
Standards; 

iii) Be compatible with abutting and nearby land uses and protect the character 
of established neighborhoods; and 

v) Enhance or degrade environmental or historical resources, features or 
systems of County significance; and 

vi) If located in a planned Urban Center, or within 1/4 mile of an existing or 
planned transit station, exclusive busway stop, transit center, or standard or 
express bus stop served by peak period headways of 20 or fewer minutes, 
would be a use that promotes transit ridership and pedestrianism as 
indicated in the policies under Objective LU-7, herein. 

 
Objective CON-8: Upland forests included on Miami-Dade County's Natural Forest Inventory 

shall be maintained and protected. 
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CON-8H. Miami-Dade County's tree preservation and landscape requirements shall be 
coordinated.  Tree preservation programs should focus primarily on Natural Forest 
Communities and specimen tree protection, maintenance, and restoration.  The 
County shall adopt and enforce a comprehensive landscape code and promote 
xeriscape principles and the planting and protection of trees with an emphasis upon 
the provision and preservation of canopy for aesthetics, physical comfort, energy 
savings, economic benefits, and wildlife habitat.  
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(Space reserved for Clerk) 
______________________________________________________________________________ 
 

   (Public Hearing) 

within the Comprehensive Development Master Plan, as such may be amended from time to 

time; and (b) a water park tourist attraction, together with such ancillary, associated and 

accessory uses customary thereto. 

 2. 

 A. 

Miscellaneous. 

Covenant Running with the Land

B. 

.  This Declaration of Restrictions on 

the part of Owner shall constitute a covenant running with the land and shall be recorded by the 

Owner, at Owner’s expense, in the public records of Miami-Dade County, Florida, and shall 

remain in full force and effect and be binding upon Owner and their heirs, successors, and 

assigns until such time as the same is modified or released  with the approval of the County.  

These restrictions, during their lifetime, shall be for the benefit of, and limitation upon, all 

present and future owners of the Property and for the public welfare.  The Owner, and their heirs, 

successors and assigns, acknowledge that acceptance of this Declaration does not in any way 

obligate or provide a limitation on the County. 

Term.  This Declaration of Restrictions is to run with the land and shall be 

binding on all parties and all persons claiming under it for a period of thirty (30) years from the 

date that this Declaration of Restrictions is recorded, after which time it shall be extended 

automatically for successive periods of ten (10) years each, unless an instrument signed by the 

then owner(s) of the Property has been recorded in the public records agreeing to change the 

covenant in whole, or in part, provided that the Declaration of Restrictions has first been 

modified or released by Miami-Dade County.   
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  C. Modification, Amendment, Release.  This Declaration of Restrictions 

may be modified, amended, or released as to the land herein described, or any portion thereof, by 

a written instrument executed by the fee simple owner(s) of the Property, provided that the same 

is also approved by the Board of County Commissioners.  Any such modification, amendment or 

release shall be subject to the provisions governing amendments to Comprehensive Plans, as set 

forth in Chapter 163, Part II, Florida Statutes or successor legislation which may, from time to 

time, govern amendments to comprehensive plans (hereinafter "Chapter 163").  Such 

modification, amendment or release shall also be subject to the provisions governing 

amendments to comprehensive plans as set forth in Section 2-116.1 of the Code of Miami-Dade 

County, or successor regulation governing amendments to the Miami-Dade comprehensive plan.  

Notwithstanding anything in this paragraph, in the event that the Property is incorporated within 

a new municipality which amends, modifies, or declines to adopt the provisions of Section 2-

116.1 of the Code of Miami-Dade County, then modifications, amendments or releases of this 

Declaration of Restrictions shall be subject to Chapter 163 and the provisions of such ordinances 

as may be adopted by such successor municipality for the adoption of amendments to its 

comprehensive plan; or, in the event that the successor municipality does not adopt such 

ordinances, subject to Chapter 163 and by the provisions of the municipality's ordinances that 

apply to the adoption of zoning district boundary changes.  Should this Declaration of 

Restrictions be so modified, amended or released, the Director of the Planning and Zoning 

Department or the executive officer of the successor of said Department, or in the absence of 

such director or executive officer by his/her assistant in charge of the office in his/her absence, 
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shall forthwith execute a written instrument effectuating and acknowledging such modification, 

amendment or release. 

  D. Enforcement

  

.  Enforcement shall be by action against any parties or 

person violating, or attempting to violate, the covenants. This enforcement provision shall be in 

addition to any other remedies available at law, in equity, or both. 

E. Authorization for Miami-Dade County to Withhold Permits and 

Inspections.

  F. 

   In the event that the terms of this Declaration are not being complied with, in 

addition to any other remedies available, the County is hereby authorized to withhold any further 

permits, and refuse to make any inspections or grant any approvals, until such time as this 

declaration is complied with. 

Election of Remedies

  G. 

.  All rights, remedies, and privileges granted herein 

shall be deemed to be cumulative and the exercise of any one or more shall neither be deemed to 

constitute an election of remedies, nor shall it preclude the party exercising the same from 

exercising such other additional rights, remedies or privileges. 

Presumption of Compliance. Where construction has occurred on 

the Property or any portion thereof, pursuant to a lawful permit, and inspections made and 

approval of occupancy, then such construction, inspection and approval shall create a rebuttable 

presumption that the buildings or structures thus constructed comply with the intent and spirit of 

this Declaration. 
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  H. Severability

  I. Recording.  This Declaration of Restrictions shall be filed of record in the 

public records of Miami-Dade County, Florida at the cost of Owner's following the adoption of 

the Application.  This Declaration of Restrictions shall become effective immediately upon 

recordation.  Notwithstanding the previous sentence, if any appeal is filed, and the disposition of 

such appeal results in the denial of the application, in its entirety, then this Declaration of 

Restrictions shall be null and void and of no further effect.  Upon the disposition of an appeal 

that results in the denial of the Application, in its entirety, and upon written request, the Director 

of the Planning and Zoning Department or the executive officer of the successor of said 

department, or in the absence of such director or executive officer by his/her assistant in charge 

of the office in his/her absence, shall forthwith execute a written instrument, in recordable form, 

acknowledging that this Declaration of Restrictions is null and void and of no further effect.  

.  Invalidation of any one of these covenants by judgment of 

Court shall not affect any of the other provisions which shall remain in full force and effect.   

J. Acceptance of Declaration.

K. 

   Acceptance of this Declaration does not 

obligate the County in any manner, nor does it entitle the Owner to a favorable recommendation 

or approval of any application, zoning or otherwise, and the County retains its full power and 

authority to, with respect to the Property, deny each such application in whole or in part and to 

decline to accept any conveyance with respect to the Property. 

Owner.   The term "Owner" shall include the Owner, and its heirs, 

successors and assigns. 
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   IN WITNESS WHEREOF, we have hereunto set our hands and seals this _____ day of 

_______________, 2011. 

 
WITNESSES:  

Dolphin Center Properties, LLC 
a Florida limited liability company 

       
  
__________________________   By:      _________________________________ 
Signature     Name:        
__________________________   Title:        
Printed Name               
         
       
__________________________     
Signature       
__________________________  
Printed Name       
         
       
 
STATE OF _______________ ) 
     ) SS 
COUNTY OF _____________ ) 
 
 The foregoing instrument was acknowledged before me by ______________, as 
_____________________ of Dolphin Center Properties, LLC, a Florida limited liability company, and for 
the purposes stated herein on behalf of the corporation.  He is personally known to me or has produced 
________________________________ as identification. 
 
 Witness my signature and official seal this ______ day of _________________, 2011, in the 
County and State aforesaid. 
 

My Commission Expires:     ______________________________ 
        Notary Public  
 
        ______________________________ 
        Printed Name 
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Dolphin Center Properties, LLC, Letter dated January 12, 2011  
Extending Timeframes That Govern CDMP Amendment Process for Applications  

Relating to a DRI 
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Dolphin Center Properties, LLC, Letter dated January 6, 2011 to Ms. Wendi Norris,  
Miami-Dade General Services Administration,  

and Jack Kardys, Miami-Dade County Parks and Recreation 
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Photos of Site and Surroundings 
(from site visit) 
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Paved Application site (currently a parking lot for the Sun Life Stadium; looking deep east) 

 

Paved Application site (currently a parking lot for the Sun Life Stadium; looking deep south) 



 

 

 

Proposed Project Development Sign 

 

 

Sun Life Stadium north or Application Site across NW 199 Street and west of Florida Tuirnpike 



 

 

South-bound ramp to Florida Turnpike south of NW 199 Street and northeast of Application site 

 

Residential neighborhood south of the Application site 



 

Portion of Chittohatchee Park at Honey Hill (archaeological/Historic site) 

 

Portion of Chittohatchee Park south of Application site (also showing South Neighborhood Protection Buffer) 




