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May 2023 Cycle                         Application No. CDMP20230013 

APPLICATION SUMMARY 
Applicant/Representative: Kelly Tractor Company/Luis Figueredo, Esq., 

Joseph Goldstein, Esq., Juan Mayol Jr., Esq., 
Alessandria San Roman, Esq., Holland & Knight 
LLP 

Location: West of NW 137 Avenue and SR-836 Interchange, 
and north side of theoretical NW 6 Street 

Total Acreage: ±246.07 gross acres/net acres 

Current Land Use Plan Map Designation: "Open Land” (±244.37 acres) and “Industrial and 
Office” (±1.70 acres)  

Requested Land Use Plan Map 
Designation and Other Changes: 1. Redesignate the application site on the Land Use

Plan map to:
“Terminals” (±244.37 acres) and “Industrial and
Office” (±1.70 acres) (Request withdrawn by the
Applicant)

2. Expand the Urban Expansion Area (UEA) to
include the application site (Request withdrawn
by the Applicant).

3. Amend the “Terminals” land use category text of
the Land Use Element to create the “MIA
Transportation and Infrastructure Support Area”
(Request revised by the Applicant to instead
amend the “Open Land Subarea 3” land use
category text to create the “MIA Equipment and
Supportive Services Area”).

4. Add the proffered Declaration of Restrictions in
the Restrictions Table in Appendix A of the
CDMP Land Use Element, if accepted by the
Board.

5. Amend the CDMP Capital Improvements
Element, Table 10A Projects with Developer
Responsibility to Construct or Cause to Construct
to include developer funded roadway project.

Final Recommendations Report 
Kelly Tractor Company,  

Application No. CDMP20230013 
Commission District 12     Community Council 5 
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May 2023 Cycle                                                                   Application No. CDMP20230013 

Amendment Type: Standard 

Existing Zoning District/Site Condition: GU (Interim) / Agricultural uses 

RECOMMENDATIONS 
Staff Final Recommendation: DENY (January 2026) 

Staff Initial Recommendation: TRANSMIT (July 2025) 

Country Club of Miami Community 
Council (CC5): 

 
DENY AND DO NOT TRANSMIT (July 8, 2025) 

 

Planning Advisory Board  
Acting as the Local Planning Agency:  

 
 

TRANSMIT (July 14, 2025) 
 
Transmittal Action by the Board of 
County Commissioners: 

 
 
TRANSMIT AND ADOPT (July 17, 2025) 

 
Final Action by the Board of County 
Commissioners: 

 
TO BE DETERMINED (January 22, 2026) 
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Staff’s final recommendation is to “DENY” the proposed standard amendment to the 
Comprehensive Development Master Plan (CDMP) as revised by the Applicant to amend the 
“Open Land” land use category and the “Open Land Subarea 3” text of the Land Use Element to 
create the ‘MIA Equipment and Supportive Services Area’, for the following reasons below. 
 
This AMENDED application comes in the form of a text change (instead of a UDB amendment 
application) but nevertheless introduces fully urban uses outside the UDB without providing for 
the adequate roadway infrastructure. Such a lack of infrastructure would be unprecedented for an 
approval associated with such uses, burdening the County and public dollars with the expense of 
the necessary infrastructure for a new development outside of the urban service area.  Although 
the application proposes to mitigate this impact through a proportionate share mitigation, such 
mitigation is insufficient and inappropriate outside the urban service area, particularly in the 
context of the introduction of urban uses AS the applicant’s proposed mitigation will not fully 
address the fiscal impact to the County of allowing the requested use outside the UDB.  While the 
application’s location in the SMART Corridors area was one element that made it worthy of 
transmittal, it has not demonstrated a need for the location of the proposed uses outside the UDB, 
which is aggravated by the lack of commitment to the necessary infrastructure to support the 
development and further exacerbates the analysis of the expected impacts on Wetlands of 
Regional Significance. As noted below, the ±246-acre property subject to this business relocation 
contains ±162 acres of wetlands, of which ±51 acres are within the Urban Expansion Area (UEA) 
and ±111 acres are outside both the Urban Development Boundary (UDB) and the UEA, and has 
not yet demonstrated how it proposes to mitigate those impacts.   
  
Additional text changes requested by the applicant are overly broad and would unnecessarily 
extend the impact of their application. An amendment allowing uses supportive of limestone 
quarrying in the totality of Open Land Subarea 3 introduces potentially detrimental uses in 
environmentally sensitive area, including the Bird Drive Basin, well outside of the boundaries of 
the subject parcel. In addition, the application proposes that new uses, beyond those requested 
by this application, could be approved without the need for a 2/3 vote of the Board.  Since this 
parcel will remain outside the UDB, future changes should require a 2/3 vote and be considered 
in a manner consistent with the evaluation that would occur for any use outside the UDB and 
sensitive to the environmental significance of the area. The application also proposes a new 
allowance for “freight rail terminals” on the site without any associated development 
criteria.  Without these criteria, the potential impacts of the proposed freight rail terminal, which 
could include a variety of new urban uses (i.e. retail, offices, restaurants), cannot be determined 
and therefore should not be included.  
 
Principal Reasons for Recommendation: 
 
1. The application to facilitate the relocation and expansion of the existing Kelly Tractor business 

from its current location inside the Urban Development Boundary (UDB) to a ±246.07-acre site 
primarily outside the UDB continues to generate concerns and therefore Staff recommends its 
denial. The application was heard and transmitted by the Board of County Commissioners at its 
July 2025 CDMP meeting and at that time, Staff recommended its transmittal in the Initial 
Recommendation report dated July 2025. Staff noted several concerns with the application 
regarding the traffic and environmental impacts the development it proposes would generate, but 
also recommended transmittal to allow additional time for the concerns to be properly and 
adequately addressed. Staff’s current concerns are regarding traffic and the needed roadway 
improvement and concerns with the Applicant’s proposed “MIA Equipment and Supportive 
Services Area" text.   
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As discussed below in Principal Reason No. 2, the application does not provide for the roadway 
infrastructure necessary to adequately serve the development it proposes to be relocated to a site 
outside the UDB and the Environmental concerns are addressed in Principal Reason No. 6 below. 
Staff’s concerns with the Applicant’s proposed “MIA Equipment and Supportive Services Area" 
text are discussed in Principal Reason Nos. 3, 4, and 5 below.     
 
It must be noted that Staff’s Initial Recommendation of transmittal was based primarily on the fact 
the area subject of the application is within ½-mile of the East-West Strategic Miami Area Rapid 
Transit (SMART) Plan corridor and within the County’s Transportation Infrastructure Improvement 
District (TIID), and the merits of facilitating the expansion of an existing business in Miami-Dade 
County under the appropriate circumstances.  
     

2. The application is inconsistent with CDMP Land Use Element Objective LU-2 and Capital 
Improvements Element Objective CIE-5 as it fails to demonstrate that the roadways necessary to 
adequately serve the proposed “MIA Equipment and Supportive Services Area” are available or 
will be built along with the proposed development. CDMP Objective LU-2 provides that “[d]ecisions 
regarding the location, extent and intensity of future land use in Miami-Dade County, and urban 
expansion in particular, shall be based upon the physical and financial feasibility of providing, by 
the year 2030, all urbanized areas with services at levels of service (LOS) which meet or exceed 
the minimum standards…” Similarly, Objective CIE-5 provides that “[d]evelopment approvals will 
strictly adhere to all adopted growth management and land development regulations and will 
include specific reference to the means by which public facilities and infrastructure will be 
provided.” CDMP policies, particularly those related to infrastructure outside the UDB, presuppose 
that urban uses would be accompanied by all necessary and supporting infrastructure.   
 
The Applicant’s traffic impacts analysis shows NW/SW 137 Avenue from NW 6 Street to SW 8 
Street is projected to operate in violation of its adopted level of service (LOS) standard both in the 
short-term (year 2026) and the long-term (year 2045) and would be significantly impacted by the 
traffic from the proposed development (the proposed Kelly Tractor business relocation and 
expansion). Staff previously noted this in Principal Reason No. 7(ii) of the July 2025 Initial 
Recommendation report stating that any development, particularly existing development to be 
relocated as proposed to a site outside the Urban Development Boundary (UDB) must ensure that 
adequate infrastructure is available or provided for the development. NW/SW 137 Avenue 
intersects SW 8 Street by a bridge over the C-4 Tamiami Canal that runs along the north side of 
SW 8 Street. The C-4 Tamiami Canal is a constraint on efforts to widen this segment of NW/SW 
137 Avenue north of SW 8 Street beyond its current 9-lane configuration (6 through lanes and 
three turn lanes). Consequently, efforts to provide additional roadway capacity in the area include 
alternative roadways such as NW/SW 139 Avenue from SW 8 Street to NW 6 Street, identified in 
the CDMP as a future 4-lane roadway to the west NW/SW 137 Avenue. It is noted this referenced 
segment of NW/SW 139 Avenue is outside the UDB and within the Urban Expansion Area (UEA).        
 
The Applicant has committed in the proffered Declaration of Restrictions (covenant) to provide its 
proportionate share mitigation payment for the traffic impacts of the proposed development. 
However, such a proportionate share mitigation payment does not ensure the needed roadway 
capacity would be provided at the time of development, as the payment would not be adequate to 
fund the cost of right-of-way acquisition and construction of the needed roadway at that time, and 
the application does not identify how or where the needed roadway infrastructure would be built. 
Without a commitment from the Applicant, public dollars would likely have to be expended in order 
to accommodate the private applicant’s development. To adequately address the roadway failure, 
the applicant would need to provide for the necessary infrastructure by either committing to 
constructing or causing the construction of an appropriate roadway improvement. To the extent 
that other development may cause the construction of adequate alternatives, the applicant could 
also elect to commit to not opening facilities until such infrastructure is provided.  While NW/SW 
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139 Avenue is identified in the CDMP as a future 4-lane roadway, it is not funded and therefore 
not included in the Transportation Improvement Program (TIP) nor the 2045 Long Range 
Transportation Plan (LRTP) of the Miami-Dade Transportation Planning Organization (TPO). 
Consequently, the application fails to demonstrate the appropriate coordination of land use and 
transportation planning as required by the CDMP.  It is therefore recommended that the application 
be denied. 
 

3. The application proposes changes to the ‘Open Land Subarea 3’ text of the Land Use Element to 
allow uses that are “supportive” of limestone quarrying, but this change would introduce an overly 
broad and undefined allowance into the CDMP for environmentally sensitive areas that extend 
substantially beyond the Kelly Tractor relocation site. The areas that would be impacted by this 
overly broad allowance include the Bird Drive Basin area outside the UDB, south of SW 8 Street 
and east of Krome Avenue/SW 177 Avenue, and could introduce uses that conflict with the 
Comprehensive Everglades Restoration Plan (CERP) and other environmental efforts. This 
particular component of the requested CDMP text changes is unnecessary and is included to 
introduce the “MIA Equipment and Supportive Services Area” text that is also proposed to be 
added to the ‘Open Land Subarea 3’ text, and both changes are presented herein beginning on 
page 21. While the development proposed by the Applicant is described as “supportive” of 
limestone quarrying, it is also supportive of a host of other industries to include construction, 
logistics and distribution, among others, as stated in the proposed “MIA Equipment and Supportive 
Services Area” text. Accordingly, Staff recommends this proposed change be either deleted (see 
CDMP Amendment Requests on page 21) from the proposed “MIA Equipment and Supportive 
Services Area” text or be denied.  
 

4. The proposed “MIA Equipment and Supportive Services Area” text includes an allowance for 
“freight rail terminals” without providing appropriate standards or criteria to guide the development 
of this particular proposed use. It must be noted that Railroad Terminals are currently allowed by 
and described in the CDMP to include uses designed to serve the traveling public and on-site 
employees, such as offices, personal services, retail activities, restaurants, auto rental businesses, 
and lodging establishments. While the application does not include the necessary criteria to guide 
development of the proposed “freight rail terminals” use and does not distinguish the proposed 
use from Railroad Terminals, it also is not a necessary component of the proposed application. 
Staff recommends this change be denied (see page 23, under CDMP Amendment Requests).  
 

5. The “MIA Equipment and Supportive Services Area” text proposed for addition into the CDMP 
includes language to the effect that subsequent actions to approve any other use or to liberalize 
the standards governing the uses within the “MIA Equipment and Supportive Services Area” must 
be approved by the Board of County Commissioners (BCC). To provide for a standard of review 
appropriate to the environmental sensitivity and significance of the area, Staff recommends that at 
least a two-thirds majority vote of the BCC be required for any such subsequent CDMP 
amendments, if this application were to be approved (see page 21, CDMP Amendment Requests).   

 
6. The application to facilitate the relocation and expansion of the existing Kelly Tractor business 

from its current location inside the Urban Development Boundary (UDB) to a site primarily outside 
the UDB would generate significant impacts to Wetlands of Regional Significance, the mitigation 
of which are not demonstrated to be in full compliance with CDMP Objectives CON-4 and CON-7, 
and Policies CON-4A and CON-7A. These objectives and policies of the CDMP’s Conservation, 
Aquifer Recharge and Drainage Element prohibit the degradation or destruction of wetlands that 
are habitat critical to endangered or threatened species and provide that Wetlands of Regional 
Significance depicted on Figure 14 of the CDMP Land Use Element may be impacted under certain 
limited circumstances. Wetlands are crucial to the ecology and hydrology of the County and serve 
to provide habitat for wildlife and plant species (including endangered and threatened species), 
filter and purify surface and groundwater, provide direct recharge of water to the Biscayne Aquifer 
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(the County’s primary source of drinking water), and provide stormwater storage and natural flood 
protection. The ±246-acre property subject of the Kelly Tractor business relocation contains ±162 
acres of wetlands, of which ±51 acres are within the Urban Expansion Area (UEA) and ±111 acres 
are outside both the Urban Development Boundary (UDB) and the UEA.     

 
Staff previously discussed the wetlands concerns in the Initial Recommendation report published 
July 2025 and concluded that the application does not demonstrate compliance with Policy CON-
7A criteria, which outline five circumstances when impacts to the Wetlands of Regional 
Significance may be authorized (see Initial Recommendation Principal Reason No. 4 presented 
on page 10 herein). The application and support documentation assert that the application 
complies with two (2) of the five (5) circumstances outlined in Policy CON-7A (Criterion No. 4 and 
Criterion No. 5). Criterion No. 4 allows wetland impacts for activities carried out in accordance with 
an approved wetland basin management plan. The application area is in the North Trail Basin for 
which the approved North Trail Basin Management Plan (NTBMP) outlines Cut and Fill Criteria for 
stormwater management and has the objective that the desirable biological values of the basin 
are maintained or mitigated. Criterion No. 5 of Policy CON-7A allows wetland impact in highly 
disturbed or degraded wetland areas where restoration of a wetland with an equal or greater value 
is feasible. Staff’s review concluded the wetlands in the area are not highly disturbed or degraded 
and thereby the application does not meet Criterion No. 5, and while the Applicant’s proffered 
covenant commits to meeting the cut and fill criteria for the NTBMP, it does not demonstrate the 
biological values of the basin would be maintained or mitigated as required to meet Criterion No. 
4. While the Cut and Fill criteria is one component of the North Trail Basin Management Plan 
(NTBMP), that alone will not demonstrate that habitat critical to threatened and endangered 
species would not be degraded or destroyed by the impacts of the proposed development. In the 
July 2025 report, Staff recommended the Board of County Commissioners (Board) “Transmit” the 
application to allow additional time for the Applicant to adequately address Staff’s concerns with 
the application.  
 
The Applicant subsequently submitted additional and updated information, including letters dated 
October 3, 2025, and November 20, 2025, and a Conceptual Stormwater Master Plan that seek 
to address compliance of the proposed development with the referenced objectives and policies 
(see Appendix B: Applicant’s Correspondence). The information submitted does not demonstrate 
full compliance with the referenced objectives and policies but incorporates proffers committing to 
future compliance. The Applicant’s revised proffered covenant commits to, among other things, 
not impacting the wetlands that are currently required to be preserved unless and until those 
requirements are modified through future permitting activities and modification of the existing 
permits, covenants, and restrictions. Among the other covenant conditions is a commitment that 
prior to the approval of certain development orders or permits (such as Class IV wetlands permits) 
for any portion of the property, the Owner shall conduct a survey to determine if listed species are 
present on site (see Proffered Declaration of Restrictions discussed on page 29 herein and 
Appendix A: Proffered Declaration of Restrictions on page A-3). Furthermore, the applicant’s 
proposed “MIA Equipment and Supportive Services Area” text includes a requirement that any 
land development conform to the wetland basin plans and analyzed in accordance with Policy 
CON-7J pertaining to consistency with the Comprehensive Everglades Restoration Program 
(CERP). Any consideration of this proposal must also acknowledge that any land development in 
the application area will be evaluated for compliance with all applicable provisions of the CDMP.     
   
The Applicant’s covenant acknowledges that any plans and proposals for the submitted for “MIA 
Equipment and Supportive Services Area” during the County’s consideration of the CDMP 
Application process are conceptual in nature and shall not be construed to release, amend or 
otherwise modify the existing permits, covenants and restrictions (see existing permits, covenants 
and restrictions discussion under Natural Resources on page 26 herein). The covenant further 
acknowledges and agrees that the County is in no way waiving its permitting jurisdiction and review 
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under Chapter 24 of the County Code nor will it entitle the Applicant or owner of the proposed “MIA 
Equipment and Supportive Services Area” to a favorable review of future permit applications as 
may be required by Chapter 24 of the Miami-Dade County Code. Should this application be 
approved, all permitting requirements of Chapter 24-48 must be met for any work in wetlands, 
including avoiding, minimizing, and mitigating impacts to wetlands on site and, in particular, any 
impacts to those wetlands that are already under preservation through Covenants with Miami-
Dade County. The County will require impacts to wetlands be mitigated on site to the extent that, 
of the total required mitigation, a portion shall be implemented on site to provide 1 acre of mitigation 
for each acre of covenanted wetlands impacted and thereafter the remaining mitigation value may 
be implemented offsite but prioritized to occur in the North Trail Basin to the maximum extent 
feasible. 
 

7. The Board of County Commissioners (Board) first heard Application No. CDMP20230013 at its 
July 17, 2025 CDMP public hearing (Transmittal Hearing) and voted to adopt and transmit the 
application to the Florida Department of Commerce (FloridaCommerce) in its capacity as the State 
Land Planning Agency, and the other state and regional agencies (Reviewing Agencies) for review 
and comment in accordance with Chapter 163.3184, Florida Statutes. As further discussed in the 
Background section of the Staff Analysis herein on page 25, the Reviewing Agencies issued 
correspondence finding no adverse impacts from the application, if approved, to any state or 
regional resources and facilities and therefore raised no objection against the application.  
 
The Florida Department of Environmental Protection, The Florida Fish and Wildlife Conservation 
Commission, and The South Florida Regional Planning Commission each provided 
recommendations and Technical Assistance Comments, which will not form the basis of a 
challenge to the application if approved. These are further described below on page 27 herein in 
the “Response to State and Regional Reviewing Agency Comments” section. The 
correspondences from the State Land Planning Agency (SLPA), and the other Reviewing 
Agencies are included in Appendix C of this report (see Appendices Page A-69). In addition, no 
private party raised any objection against the application. Following the Board’s transmittal of the 
application, the applicant submitted additional data and analysis, and the most recently revised 
proffered covenant received October 10, 2025 (see Appendix A for the covenant and Appendix B 
for the additional data and analysis along with the RER- Environmental Code Coordination and 
Public Hearings staff response). 

 
It is noted that while Staff raised the question of the proposed development’s consistency with the 
Comprehensive Everglades Restoration Plan (CERP), including the Biscayne Bay and Southern 
Everglades Ecosystem Restoration (BBSEER) project. The Reviewing Agencies, including the 
South Florida Water Management District, did not raise any concerns regarding the proposed 
development and impacts to CERP and BBSEER. The South Florida Water Management District 
has manamgement responsibilities (with the Army Corpse of Engineers) for CERP and BBSEER. 
 

8. The basis for Staff’s recommendation is outlined above and in the original analysis of the 
application included in the Initial Recommendation report, dated July 2025. The Principal Reasons 
published in the Initial Recommendation report and map series depicting the site of the withdrawn 
land use change request are presented below. The full Initial Recommendation report and other 
documents related to the application can be accessed through the following link: CDMP20230013.  
https://energov.miamidade.gov/EnerGov_Prod/SelfService/#/plan/85a528ca-fa52-4ba9-8a83-
a24d51563e8e?tab=attachments 
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Principal Reasons for Recommendation, as stated in Initial Recommendations Report:  
 
1. The application seeks to facilitate the relocation of the existing Kelly Tractor Company 

headquarters from its current location inside the Urban Development Boundary (UDB) adjacent 
to the SR-826 (Palmetto Expressway) interchange at NW 58 Street to a ±246.07-acre property 
located primarily outside the UDB, without adequately demonstrating there is a warranted need 
to relocate an urban use to a site outside the UDB.  Furthermore, the proposed relocation site 
has significant environmental constraints and is in an area where one of the primary roadways 
(NW 137 Avenue) does not have the capacity to accommodate the traffic impacts from the 
proposed development, as discussed in Principal Reason Nos. 4 and 7.ii below, respectively. 
To accomplish the referenced relocation, the Applicant currently proposes to amend the “Open 
Land Subarea 3” CDMP Land Use Element text to allow for a variety of uses that are more 
akin to those permitted in urban land use categories inside the UDB than those permitted 
outside the UDB (see table of Proposed Uses on page 22 herein). Additionally, the proposed 
uses, if approved, would be substantially beyond the scale and range of uses currently at the 
existing Kelly Tractor facility that is inside the UDB, as discussed below. While facilitating the 
expansion of an existing business in Miami-Dade County has merit and should be encouraged 
under the appropriate circumstances, the application fails to demonstrate that adequate 
expansion of the existing business cannot be accomplished on the existing ±41.25-acre site 
plus a vacant adjacent ±9.43-acre parcel owned by Kelly Tractor that is also designated 
“Industrial and Office” inside the UDB.     
     
The proposed relocation and expansion of the  existing Kelly Tractor operations onto the 
±246.07-acre site (Application Area) is to facilitate, as stated in the application, storing “a much 
larger inventory of heavy and specialized equipment to meet the County’s growing demand for 
years to come”. The application notes that the Kelly Tractor Company has operated in Miami-
Dade County for over 90 years and comprises almost 260,000 square feet of buildings 
(equivalent of almost 6 acres of single-story buildings) plus outdoor equipment storage and 
other uses on the existing ±41.25-acre site which serves as its headquarters. The application 
proposes 2,703,400 square feet of buildings (equivalent of 63 acres of single-story buildings, 
over a tenfold increase) plus outdoor equipment storage and other uses on the ±246.07-acre 
site as detailed on page 27 herein. The information provided in the application and the 
Applicant’s supplemental data and analyses do not demonstrate the basis for the scale of the 
proposed expansion to warrant relocation to outside the UDB, particularly when viewed in 
regards to the site’s environmental constraints and the lack of adequate rodaway capacity in 
the area as discussed in Principal Reason Nos. 4 and 7.ii below. Accordingly, Staff 
recommends ‘Transmittal’ of the application towards facilitating a long standing business in the 
community as outlined in Principal Reason No. 2 below.  

 
2. The applicant’s proposed relocation of the existing Kelly Tractor operations to a primarily “Open 

Land” designated property located outside the UDB does not demonstrate consistency with 
the “Open Land” land use category and Land Use Element Objective LU-1 and policies LU-1B, 
LU-1C and LU-10A. Objective LU-1 and the referenced policies require the County to prioritize 
infill development on vacant sites in urbanized areas and redevelopment of substandard or 
underdeveloped, environmentally suitable urban areas contiguous to existing urban 
development where urban services and facilities have the capacity to accommodate additional 
demand. The existing Kelly Tractor site and the adjacent ±9.43-acre vacant Kelly Tractor parcel 
are appropriately designated and zoned for industrial uses, including expansion of the Kelly 
Tractor operations. Additionally, the "Open Land" text provides that lands so designated have 
been set aside for uses other than urban development and notes that such land is intended to 

MDC009



Page 9   

May 2023 Cycle                                                                           Application No. CDMP20230013  

serve specified functions that include limestone quarrying, utility and communication facilities, 
compatible institutional uses, seasonal agriculture, recreational uses, and rural residences. 
Because Open Land areas primarily consist of wetlands, no use other than rural residential is 
definitely allowed (CDMP page I-73). The recommended transmittal of the application would 
allow the applicant additonal time to adequately address these concerns.    

 
 The application and supplemental information do not demonstrate that industrial parcels within 

the UDB, particulaly the existing Kelly Tractor site and the adjacent ±9.43-acre vacant Kelly 
Tractor parcel, are not sufficient to accommodate expansion of the Kelly Tractor operations to 
then warrant approval of the applicant’s request to relocate the urban use onto the ±244.37 
acres outside the UDB. Staff’s analysis determined that 782.51 acres of vacant land are zoned 
or designated for industrial uses in the North Central Planning Analysis Tier (the analysis area 
where the application site is located generally north of SW 8 Street and south and west of 
Okeechobee Road). North Central Planning Analysis Tier has industrial land capacity for 
approximately 18 years at an annual absorption rate of 42.54 acres per year (see “Supply and 
Demand Analysis” on page 30). While it is acknolwedged that there is no vacant industrial 
parcel inside the UDB of the size of the proposed site, the applicant has not adequately justified 
the need for a site this size for the existing or near-future needs of Kelly Tractor. 

 
In addition, Staff conducted an analysis of businesses similar to Kelly Tractor and found that 
these establishments have not required the amount of acreage, nor the range of uses 
requested in the application. Kelly Tractor’s headquarters is located in Miami-Dade County on 
the above mentioned ±41.25-acre site together with Pantropic Power, a business owned by 
Kelly Tractor. The existing site and the adjacent vacant ±9.43-acre industrial parcel are 
designated “Industrial and Office” on the CDMP Land Use Plan Map and located in the vicinity 
of  SR-826/Palmetto Expressway interchange at NW 58 Street (west of the interchange).  Kelly 
Tractor has several operations located throughout Florida, including Davie, West Palm Beach, 
Clewiston, Fort Myers, Mulberry and Orlando. These other locations operate on sites that are 
comparable or smaller than the existing location in Miami-Dade County. The largest of these 
satellite operations, in Fort Myers, occupies a total of ±43 acres, of which only ±28 acres are 
used for business; the remaining acres are vacant. In addition, as further detailed in the 
‘Regional and National Competitors’ section of the Staff analysis herein on page 31, the local 
and regional competitors for Kelly Tractor operate on similar or smaller sized properties. While 
the CDMP encourages and supports the growth of businesses, such as through Economic 
Element Goal III, which calls for the County to increase employment and investment through 
assistance to business, among other things, it must be appropriately demonstrated that the 
relocation of the existing business to a location that is currently outside the UDB is warranted. 
As mentioned above, Staff recommends “Transmittal” of the application which would allow 
additional time for the applicant to adequately address these concerns.  
      

3. Should the application be approved and the proposed development built, it would generate 
more tax revenue to Miami-Dade County than if the area remains undeveloped and would 
thereby further support the Strategic Miami Area Rapid Transit (SMART) Plan through the 
Transportation Infrastructure Improvement District (TIID). The ±246.07-acre application area is 
within one mile of the East-West Corridor, one of the SMART Plan corridors, and is bifurcated 
by the UDB, with ±244.37 acres outside the UDB and ±1.7 acres inside the UDB. The Miami-
Dade Board of County Commissioners (Board) endorsed the SMART Plan corridors in 2016 
(Resolution No. R-523-16) and, in 2019 (Ordinance 19-07), established CDMP policies for 
development of properties inside the UDB within one (1) mile of the East-West Corridor and 
one-half (1/2) mile of the remaining SMART Plan corridors. The application site is located within 
the SMART Plan related TIID, as established through Ordinance 18-8. Within the TIID, future 
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ad valorem tax revenue increases are captured to help fund the SMART Plan rapid transit 
projects in combination with other local, state, and federal funding sources.  
 

4. The proposed development would impact Wetlands of Regional Significance on the application 
site located in the North Trail Wetland Basin as depicted in Figure 14 of the CDMP Land Use 
Element, and it is unclear this time the extent of such impacts and how those impacts would 
be mitigated. The application area contains approximately 162.19 acres of wetlands of which 
approximately 63 acres (±40.3 acres of wetland agricultural furrows, ±10.8-acre 
bayhead,±12.3-acre prairie) are preservation areas protected under covenants and associated 
with Class IV permit 2008-CLIV-PER-00056. CDMP Policy CON-7A states that the degradation 
or destruction of Wetlands of Regional Significance that may be contained within the areas 
depicted on the Wetlands of Regional Significance Map (Figure 14 of the CDMP Land Use 
Element) shall be limited to activities that (1) are necessary to prevent or eliminate a threat to 
public health, safety or welfare; or (2) are water dependent and no other reasonable alternative 
exists; or, (3) clearly in the public interest and no other reasonable alternative exists; or (4) are 
carried out in accordance with an approved basin management plan; or (5) are in areas that 
have been highly disturbed or degraded and where restoration of a wetland with an equal or 
greater value in accordance with federal, State and local regulations is feasible. Habitats critical 
to endangered or threatened species shall not be degraded or destroyed. The applicant asserts 
that the application qualifies under criteria #4 and #5, however staff analysis finds that these 
qualifications are not met.  

 
 The application and support documentation assert that compliance with the North Trail Basin 

Cut and Fill Criteria constitutes conformance with criterion #4 of Policy CON-7A. While the Cut 
and Fill criteria is one component of the North Trail Basin Management Plan (NTBMP), it 
includes broader goals and guidelines and directs that all proposed work requiring a Class IV 
permit be consistent therewith. The goals set out in the NTBMP (as adopted by Ordinance No. 
92-80) are to ensure that development does not increase the risk of flood damage in the 
wetland basin or the basin of associated drainage canals and does not decrease necessary 
water storage or recharge of the Biscayne Aquifer and that desirable biological values of the 
basin are maintained or mitigated. The development proposed in the application has the 
potential to impact high quality wetlands that provide important water storage and recharge 
and that meet the criteria for habitat that is critical to threatened and endangered species. 
Therefore, the application fails to demonstrate compliance with criterion #4 of CON-7A. 

 
The application and support documentation also assert that the proposed development 
complies with criterion #5 of CON-7A contending the wetlands on the site are highly disturbed 
or degraded. Specifically, the applicant’s report titled “Evaluation of Policy CON-7A” states “the 
site no longer contains significant biological and hydrological functions justifying preservation.” 
However, site assessments conducted by DERM staff in 2009, 2022, and 2024 revealed the 
wetland furrows contained hydrologic conditions capable of supporting native wetland plant 
species. The wetlands surrounding the ridge and furrow system were described as an intact 
wet prairie. Sightings of wetland-dependent fauna were documented, such as mosquito fish 
(Gambusia holbrooki), marsh rabbit (Sylvilagus palustris) scat and tracks, white-tail deer 
(Odocoileus virginianus) and apple snails (Pomacea paludosa), the main food source for the 
federally listed endangered species, Everglade snail kite (Rostrhamus sociabilis). Therefore, 
the application also fails to demonstrate compliance with criterion #5 of CON-7A. 
 
CDMP Policy CON-7A also directs that, when reviewing applications that would result in 
impacts to Wetlands of Regional Significance, habitats critical to endangered or threatened 
species shall not be degraded or destroyed. Information provided in the Applicant’s report titled 
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“Environmental Site Evaluation Listed Species and Wetland Conditions Assessment” by EAS 
Engineering, Inc., and dated December 10, 2024 indicates that the wetland furrows provide 
optimal foraging conditions for the threatened wood stork due to their longer inundation periods 
and ability to establish an aquatic prey base. The assessment of the endangered Everglade 
snail kite indicates the site contains areas that provide appropriate foraging habitat, particularly 
the wetland furrows. The application fails to demonstrate that the impacts of the proposed 
development will not degrade or destroy habitats critical to endangered or threatened species. 
 

5. The Application Area being partly within a CDMP designated Urban Expansion Area (UEA), 
approximately 87 acres, may be considered for urban growth in the future when warranted, but 
the application proposes urban growth on the ±246.07 acres in a manner contrary to 
established County policy on how such growth is to occur. The UEAs represent areas that are 
projected for development beyond the year 2030 contingent upon those areas being brought 
into the UDB by CDMP amendment (CDMP, page I-89). The CDMP policies that guide the 
amendment process exist to ensure that expansion of the urban area occurs in a planned and 
coordinated manner. Specifically, applications proposing expansion of the UDB must 
demonstrate that a need exists for additional urban uses in accordance with CDMP Policy LU-
8F and adhere to the limitations and criteria set forth in Policies LU-8G and LU-8H. By its 
proposed introduction of urban-type land uses into the Open Land category, the application 
would allow for such uses outside of the UDB without adherence to the policies that typically 
govern such amendments. 

 
6. This application would require the extension of water and sewer utilities outside the Urban 

Development Boundary and the Urban Expansion Area, contrary to CDMP text and policy, in 
a manner that would create a long-term maintenance obligation for the County. The CDMP text 
(page I-84) recognizes that the availability of infrastructure and services can influence land 
markets and development activities and provides that the UDB serve as an envelope within 
which public expenditures for urban infrastructure will be confined. It further states that “in this 
regard the UDB serves as an urban services boundary in addition to a land use boundary”, 
underscoring the importance of the UDB amendment process discussed in Principal Reason 
No. 5 above. Further, CDMP Policy WS-1H states, in part, that “new potable water supply or 
wastewater collection lines should not be extended to provide service to land within areas 
designated Agriculture, Open Land, or Environmental Protection on the Land Use Plan map. 
New potable water or wastewater lines to serve land within these areas, or connections to 
existing lines should be approved or required only where the absence of the service would 
result in an imminent threat to public health or safety.” The policy further states that the use of 
on-site facilities should be given priority consideration. In order to address this issue, the 
application proposes a text change that would narrowly apply to development within the MIA 
Equipment and Supportive Services Area. Specifically, the application states “Notwithstanding 
the provisions of this Plan that prohibit the extension of infrastructure outside of the UDB, 
improvements within the MIA Equipment and Supportive Services Area shall be connected to 
public water and public sanitary sewer.” While the proposed text change would exempt the 
development from the CDMP policies that prohibit the extension of infrastructure outside of the 
UDB, it fails to address the concerns that underpin those policies. Specifically, the applicant 
has not adequately demonsrated that the use of on-site facilities is not feasible to serve the 
proposed development or that the proposed extension of central water and sewer service 
would not facilitate further development outside of the UDB or generate additional pressure to 
move the UDB. Required infrastructure serving development is typically built by the developer, 
and those portions within the public right-of-way, including public water and sanitary sewer 
mains are typically conveyed to Miami-Dade County to be maintained in perpetuity as public 
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infrastructure. For this application, this would require the County to operate and maintain any 
dedicated infrastructure that would be located outside the Urban Development Boundary. 

 
7. The application as originally filed sought amendment of the Land Use Plan map to designate 

the site as Terminals, among other requests, and despite the changes made the application 
continues to propose development specific to the original application site and an additional 
parcel, is thereby reviewed against CDMP Land Use Element Policy LU-8E, and is found to 
not demonstrate full compliance with the policy criteria. Policy LU-8E requires LUP map 
amendment applications to consider factors such as: (i) the proposed amendment’s ability to 
“[s]atisfy a deficiency in the Plan map to accommodate projected population or economic 
growth of the County;” (ii) whether the proposed amendment would “[e]nhance or impede 
provision of [public] services [or facilities] at or above adopted LOS Standards;” (iii) whether 
the proposed amendment would “[b]e compatible with abutting and nearby land uses”; (iv) 
whether the proposed amendment would “[e]nhance or degrade environmental or historical 
resources;” (v) whether the proposed amendment would “[e]nhance or degrade systems 
important to the County as a whole”; and (vi) whether the proposed amendment would 
“promote transit ridership and pedestrianism” pursuant to Objective LU-7 and associated 
policies. Each factor is discussed below:  

 
i. Need to Accommodate Population or Economic Growth: As noted in Principal Reason No. 

1 above, the application seeks to expand and relocate the Kelly Tractor Company operations 
to the application site, which could, but is not demonstrated to, accommodate economic 
growth. The proposed 2,703,400 square feet of development proposed to house equipment 
storage, fabrication, service and repair, employee training, parts and component sales, , 
administration offices and classrooms, limited commercial/retail and similar uses are 
analyzed as industrial uses given the nature of the proposed development. As discussed 
above and in the ‘Supply and Demand Analysis section herein on page 30, Kelly Tractor 
Company owns a vacant ±9.43-acre parcel adjacent to its existing headquarter site that can 
accommodate expansion of the business.Furthermore, the application does not 
demonstated a clear need to relocate the existing use outside the UDB at this time.  

 

ii. Public Facilities and Services: The application provides for access to the Application area 
through the construction of the northern two lanes of NW 6 Street, from NW 137 Avenue to 
theoretical NW 139 Avenue, which roadway segment is a ‘Major Roadway’ (three or more 
lanes) as depicted on the CDMP Adopted 2030 and 2040 Land Use Plan (LUP) map. The 
applicant proffered a Declaration of Restrictions (covenant) that, among other things, 
commits to provide access from NW 137 Avenue to the Property by way of NW 6th Street 
and has requested to amend the CDMP to include the road improvement in the Capital 
Improvements Element (CIE). 

 
However, the proposed development is projected to generate significant impacts to NW/SW 
137 Avenue (north of SW 8 Street), also a ‘Major Roadway’ as depicted on the LUP map 
and the application does not address those impacts. Furthermore, NW/SW 137 Avenue from 
NW 6 Street to SW 8 Street is projected to operate in violation of its adopted level of service 
(LOS) standard and therefore any development, particularly existing development to be 
relocated outside the UDB is to ensure that adequate infrastructure is available or provided 
for the development (see Roadways analysis on page 54 herein). The projected failure of 
this NW/SW 137 Avenue segment is identified in the 2045 Long Term analysis in the 
Applicant’s August 2023 ‘CDMP Amendment Traffic Impact Study’, but the application does 
not address this violation in the roadway LOS standard.  
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The proposed “MIA Transportation and Infrastructure Support Services Area” text would 
allow the proposed development to be connected to water and sewer infrastructure and the 
applicant’s proffered covenant includes a commitment to connecting the water and sewer 
infrastructure. Required water and sewer infrastructure serving development is typically built 
by the developer, and those portions within the public right-of-way, including public water 
and sanitary sewer mains are ordinarily conveyed to Miami-Dade County to be maintained 
in perpetuity as public infrastructure. For this application, this would require the County to 
operate and maintain any dedicated infrastructure that would be located outside the Urban 
Development Boundary.  
 

iii. Compatibility: The proposed development is compatible with the Miami-Dade School Board 
transportation center and a radio broadcasting tower and antenna field facility east of the 
site. Further, the proposed development could be generally compatible with the abutting and 
adjacent vacant properties located outside of the UDB to the south and west.  

 
iv. Environmental and Historical Resources: Approval of the application may impact 

archaeological and environmental resources on the site, including threatened and 
endangered species as dicussed in Principal Reason No. 4 above and as discussed below.  

 
Archeological Resources: The application area, the site of the Applicant’s proposed “MIA 
Transportation and Infrastructure Support Services Area”, is within the eastern Everglades 
area, known to contain Everglades Tree Island sites, and includes a portion of the historically 
designated Leigh Archaeological Zone (southeastern most portion of Folio 30-3953-000-
0130). A Cultural Resource Assessment Survey dated August 2023, confirmed the 
existence of Archaeological Site 8DA93 in the southeastern corner of the application area. 
A Certificate To Dig (CTD) permit and consultation with Miami-Dade Office of Historic 
Preservation (OHP) staff shall be required before any ground disturbing activities commence 
near the Leigh Archaeological Zone. The applicant’s proffered covenant commits to 
preserving and making no physical alteration to the Archaeological Site. 

 
Wetlands: The application area lies within the North Trail Basin and contains wetlands 
including Wetlands of Regional Significance as depicted on Figure 14 of the CDMP Land 
Use Element, as discussed in Principal Reason No. 5 above. The application site contains 
approximately 162.19 acres of wetlands of which approximately 63 acres  are preservation 
areas protected under covenants and associated with Class IV permit 2008-CLIV-PER-
00056 (±40.3 acres of wetland agricultural furrows, ±10.8-acre bayhead, and ±12.3-acre 
prairie). The application area is part of a high functioning wetland ecosystem, as determined 
by DERM, and that the application has not demonstrated how it meets the criteria for 
development within Wetlands of Regional Significance.   
 
Wetland areas in the North Trail Wetland Basin may be significant to Comprehensive 
Everglades Restoration Plan (CERP) efforts including the Biscayne Bay and Southern 
Everglades Ecosystem Restoration (BBSEER) project. Under BBSEER, a number of 
alternatives that would include CERP features in the area of the application are being 
evaluated due to the strategic location of these wetlands. CERP requires additional areas 
to store and distribute water to restore Biscayne Bay and its coastal wetlands, and these 
needs are a focus of the BBSEER study. The current round of BBSEER modeling includes 
use of the Pennsuco wetlands to the west of the application site as a water storage and 
conveyance feature. Since the modeling effort is not complete, the extent of any needed 
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wetland buffer areas to the east is not yet known. Therefore, the proposed development’s 
potential impacts to the CERP BBSEER project cannot be determined at this time.  
 
Land Use Element Policy LU-3J states that “Miami-Dade County continues to support the 
Comprehensive Everglades Restoration Plan (CERP), and related regional and local habitat 
restoration and preservation initiatives through its development review processes and long 
range land planning initiatives.” In addition, Conservation, Aquifer Recharge and Drainage 
Element Policy CON-7J provides that “(i)n evaluating applications that will result in 
alterations or adverse impacts to wetlands Miami-Dade County shall consider the 
applications’ consistency with Comprehensive Everglades Restoration Program (CERP) 
objectives. Applications that are found to be inconsistent with CERP objectives, projects or 
features shall be denied.” Although the application site has not been formally identified as 
part of a CERP project, additional information is needed to determine the application’s 
consistency with CERP-related policies.     

 
Tree Resources: In addtion to wetlands, the site of the proposed development also contains 
tree resources, that may include specimen trees (trees with a trunk diameter at breast height 
of 18 inches or greater) that are to be protected pursuant to section 24-49.2 of the Miami-
Dade County Code.Any removal and/or relocation of tree resources that are subject to the 
Tree Preservation and Protection provisions of the Code require a Miami-Dade County Tree 
Permit. 

 
Threatened and Endangered Species: The site of the applicant’s proposed “MIA 
Transportation and Infrastructure Support Services Area” is located within the core foraging 
area of the federally threatened wood stork and lies just east of the location of long-term 
nesting areas for these species. The site is also within the consultation area for the U.S. 
Fish and Wildlife Service’s consultation area for the endangered Everglade snail kite and 
the Florida bonneted bat, which may utilize the site for nesting, roosting, and foraging. While 
the application and suplemental information acknowledge the location of the Application 
area within Wetlands of Regional Significance and makes certain commitment to abide by 
certain permits, covenants and restrictions, it does not adequately address the potential 
impacts to threatened and endangered species, as discussed in Principal Reason No. 3 
above. 

 
v. Enhance or Degrade Countywide Systems: As discussed in Principal Reason No. 7.ii above,  

the proposed in the application would generate traffic impacts to NW/SW 137 Avenue that 
are not mitigated for in the application and that roadway is projected to operate in violation 
of is adopted LOS standard. 

 
vi. Transit Ridership and Pedestrianism: The application and the proposed development does 

not directly support mass transit ridership and pedestrianism. The site of  the proposed 
development is outside the UDB and would remain outside the UDB if the application is 
approved, and consequently, transit service will not be provided to the site. The general 
vicinity of the site is served by Metrobus Route 137 at 30 minutes peak hour (am/pm) 
headways with the nearest southbound bus stop located at SW 137 Avenue and SW 8 Street, 
approximately one mile away from the site, inside the UDB. It is noted that the existing Kelly 
Tractor site inside the UDB is adjacent to a bus stop served by Metrobus Route 87 with 30-
minute peak hour headways.  

 
However, it is also noted however that the proposed development could indirectly support 
transit ridership and pedestrianism through its location within the TIID and its ad valorem tax 
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revenue contibutions to fund transit infrastructure as disucssed in Principal Reason No. 3 
above. 

   
8. Statement A.6 of the CDMP’s Statement of Legislative Intent contemplates instances where a 

choice between different priorities and provisions of the CDMP must be made for public health, 
safety and welfare. Accordingly, Statement A.6 notes, in part, “[t]he Board recognizes that a 
particular application may bring into conflict and necessitate a choice between, different goals, 
priorities, objectives, and provisions of the CDMP.” The recommended transmittal of the 
application would allow time for this policy question to be fully explored and the merits of the 
application to be considered in relation to the environmental and traffic concerns, before final 
action is taken by the Board. 

 

 

 

 

 

         

MDC016



Page 16   

May 2023 Cycle                                                                           Application No. CDMP20230013  

  

MDC017



Page 17   

May 2023 Cycle                                                                           Application No. CDMP20230013  

  

MDC018



Page 18   

May 2023 Cycle                                                                           Application No. CDMP20230013  

 

MDC019



Page 19   

May 2023 Cycle                                                                           Application No. CDMP20230013  

  

MDC020



Page 20   

May 2023 Cycle                                                                           Application No. CDMP20230013  

 

 

MDC021



Page 21   

May 2023 Cycle                                                                           Application No. CDMP20230013  

CDMP AMENDMENT REQUESTS 
  
1. Amend the CDMP Land Use Element text under Open Land and subsection Open Land 

on page I-77 as outlined below1. 

Open Land Subarea 3 (Tamiami-Bird Canal Basins).  

This subarea is bounded on its north by hypothetical NW 12 Street and SW 8 Street, on the east 
by the year 2030 UDB, on the south by the year 2030 UDB and hypothetical SW 56 Street, and 
on the west by SW/NW 147 Avenue and Levee 31N. The subarea: includes the eastern portion 
of the North Trail basin and the Bird Drive Everglades basin. Uses that can be considered for 
approval in this subarea include rural residences at a maximum density of 1 dwelling unit per 5 
acres, compatible institutional uses, public facilities, utility and communications facilities, seasonal 
agricultural use, recreational use, or limestone quarrying and supportive and ancillary uses, or 
the MIA Equipment and Supportive Services Area. 

*               *                * 

MIA Equipment and Supportive Services Area   

The boundaries of the MIA Equipment and Supportive Services Area are as follows: NW 9th Lane 
on the north, NW 147 Avenue on the west, NW 6th Street on the south, and NW 137 Avenue and 
State Road 836 on the east. The purpose of the MIA Equipment and Supportive Services Area is 
to centralize certain storage, service, operation and the maintenance of heavy construction and 
specialized equipment critical to the limestone quarries, building and maintaining the County’s 
infrastructure, including roadways, water and sewer infrastructure and major stormwater 
management facilities and to generally support the construction industry in the County. The 
construction machinery and specialized equipment that would be stored, serviced and maintained 
in the MIA Equipment and Supportive Services Area plays a pivotal role in the County’s limestone 
production. The Area is located within the boundaries of the Rockmining Overlay Zoning Area 
(ROZA) and in close proximity to the major mining operations in the County’s Lake Belt Area. The 
MIA Equipment and Supportive Services Area is also critical in supplying the County, State and 
their contractors with equipment vital to building and repairing highways, roads, bridges, tunnels, 
railroads, water and sewer and stormwater and environmental infrastructure, landfills, marinas, 
correctional facilities, airports, and the Port of Miami.  
 
The MIA Equipment and Supportive Services Area is strategically located and is directly served 
by State Road 836, thereby having excellent accessibility to the County’s transportation network. 
Notwithstanding any other provisions of this Plan, the MIA Equipment and Supportive Services 
Area is limited to the uses detailed below and any action to approve any other use or to liberalize 
the standards governing said uses must be approved by an affirmative vote of not less than two-
thirds of the total membership of the Board of County Commissioners then in office. The purpose 
of the MIA Equipment and Supportive Services Area is to support the County’s existing and 
planned infrastructure, as well as to serve and support the mining industry, construction, 
development, logistics and distribution resources and facilities that cater to local, regional, and 
interstate transportation operations.  
 

 
1 Single underlined words are the Applicant’s proposed CDMP text changes as transmitted to the State Land Planning 
Agency and other reviewing agencies by the Board of County Commissioners at its July 17, 2025 CDMP meeting. 
Double strikethrough and double underlined words are Staff’s revisions made since transmittal of the application. 
All other words are exiting text of the CDMP and remain unchanged. 
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The MIA Equipment and Supportive Services Area may be developed with indoor and outdoor 
heavy equipment and cargo storage, repair and support services, infrastructure and facilities, 
including: 

Proposed Uses Building Area (Square Feet) 

Indoor Storage of Equipment, Machinery,  

Parts and Components 

2,240,000 

Fabrication and Repair 300,000 

Equipment Operations Training Facility 18,000 

Administrative Offices and Classrooms 80,000 

Equipment Display 10,000 

Parts Area  5,000 

Equipment Rental and Sales Office  20,000 

Limited Commercial Uses (i.e. banks or convenience 
store) to serve the firms and workers in the MIA 
Transportation and Infrastructure Support Area1 

30,000  

 

1 Up to 30,000 square feet of very limited commercial uses such as restaurant, food trucks, retail, personal services 
(i.e. banks or convenience store) to serve the firms and workers in the MIA Transportation and Infrastructure Support 
Area are allowed to be dispersed as small business districts and centers. The specific range and intensity of uses 
appropriate in a particular MIA Transportation and Infrastructure Support Area may vary by location as a function of the 
availability of public services and accessibility. 

Additional and associated uses may include the following: 

• Onsite fuel station for heavy equipment and on highway field service and delivery vehicles. 
The operation will consist of up to eight (8) pumps, four gasoline, and four diesel fuel pumps. 
Electrical vehicle charging stations may be provided in accordance with County Code 
requirements. 

• Helicopter landing pad and hangar (approximately 8,000 square feet). 

• Up to four truck and equipment washing bays each will be approximately 10,000 square feet 
(total 40,000). The washing facilities with closed loop recycling; and truck weighing scales. 

• Up to ten acres of transloading facilities (as otherwise defined herein) and vertical shipping 
container storage, not exceeding six (6) levels in height. 

• Overnight vehicle parking consisting of up to 200 spaces for parking trucks. 

• Designated outdoor areas for heavy equipment training programs. 

• Freight rail terminals 
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Notwithstanding the provisions of this Plan that prohibit the extension of infrastructure outside of 
the UDB, improvements within the MIA Equipment and Supportive Services Area shall be 
connected to public water and public sanitary sewer. Moreover, any land development shall 
conform to the wetland basin plans and be analyzed in accordance with Policy CON-7J and other 
applicable provisions of this Plan, and in accordance with applicable portions of the Code. 

By 2026, unless otherwise extended by the Board of County Commissioners, Miami-Dade County 
shall develop land development regulations to permit the uses contemplated in the MIA 
Equipment and Supportive Services Area. The MIA Equipment and Supportive Services Area will 
be developed in a manner that generally conforms with the following development criteria 
(“Development Criteria”): 

(i) the maximum Floor Area Ratio (FAR) on parcels to be developed with vertical construction 
shall be 0.50; and 

(ii) a minimum of 10% of the net lot area of the property shall be developed as landscaped open 
space. Open space includes exterior surface areas consisting of outdoor, at grade space, 
including but not limited to greens, squares, plazas, courtyards, terraces, lawns, entrance 
features, greenbelts, unpaved passive and active recreation areas, water retention areas, 
canals and other water bodies, (including abutting canals), paseos, pedestrian paths, bicycle 
paths and/or associated landscape areas, landscaping with road rights of way including 
medians, and above-grade landscaped roof terraces/gardens on buildings or garage 
structures. 

 

2. Amend the Capital Improvements Element as outlined below: 
 

 

Project 
Number 

 

Project Name and Location 

Purpose/ 
Estimated 

Year of 
Completion 

Expenditures/Revenues Six  

Future 
Years 

Project 
Totals 

 

Funding 
Source 

2019/20 2020/21 2021/22 2022/23 2023/24 Years 

Totals 

(In Thousands of Dollars) 

32 Construction of northern 2-
lanes of NW 6 Street from 
NW 137 Avenue to NW 139 
Avenue 

2030 -- -- -- -- -- -- -- 830,000 507.6 

 
a) Revise the “List of Funding Sources” text in the Capital Improvement Element on page 
X-76, as follows: 

 

Impact Fees/Exactions 
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500     Road Impact Fees  

501     Park Impact Fees  

507     Developer Fees/Donation  

507.1  Developer Fees/Donation Responsibility/Construct or Cause to Construct – American 
Dream Miami (May 2016 CDMP Amendment Application No. 5)  

507.2  Developer Fees/Donation Responsibility / Construct or Cause to Construct – May 2016 
CDMP Amendment Application No. 6 Property Owners  

507.6  Developer Fees/Donation/Construct or Cause to Construct – MIA Equipment and 
Supportive Services Area (May 2023 Application No. CDMP20230013) subject to credit 
as a contribution-in-lieu of road impact fees  

520  Water Connection Charges  

521  Wastewater Connection Charges
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STAFF ANALYSIS  

Background 

The application was filed on May 31, 2023, and originally requested amendment to the 
Comprehensive Development Master Plan (CDMP) text and Adopted 2030 and 2040 Land Use 
Plan (LUP) map to allow development of a ±246.07-acre property owned by the Kelly Tractor 
Company (the Application Area). The requested LUP map amendment sought to change the land 
use designation of a ±244.37-acre portion of the Application Area that is outside the Urban 
Development Boundary (UDB) as depicted on LUP map from “Open Land” to “Terminals” and to 
expand the Urban Expansion Area (UEA) to include the entire ±244-acre portion of the property 
that is outside the UDB (see Initially Proposed CDMP Land Use on page 20 above). The 
requested CDMP text amendment included revision to the Interpretive Text of the Land Use 
Element to add the “MIA Transportation and Infrastructure Support Area” as an allowable set of 
uses in the “Terminals” land use category. Additionally, the original application as filed included a 
request to add the proffered Declaration of Restrictions in the Restrictions Table in Appendix A of 
the CDMP Land Use Element, if accepted by the Board of County Commissioners.  
 
Through letter dated August 2, 2024, the applicant revised the requested text amendment and 
withdrew the above-referenced LUP map amendment (the UEA expansion and the land use 
change to Terminals) that the application now requests the following:  
1. Text revisions to the CDMP Land Use Element to add the “MIA Equipment and Supportive 

Services Area” to the “Open Land” land use category text, specifically to Open Land 
Subarea 3 (Tamiami-Bird Canal Basins); 

2. The addition of the revised proffered Declaration of Restrictions in the Restrictions Table in 
Appendix A of the CDMP Land Use Element, if accepted by the Board of County 
Commissioners; and 

3. Amendment to the CDMP Capital Improvements Element to add the applicant’s proposed 
construction and improvement to portions of NW 6th Street. 

 
While the ±246.07-acre Kelly Tractor owned property is identified as the Application Area, it is 
important to note that the August 2024 revisions made by the applicant to modify the Open Land 
Subarea 3 text, if approved, could result in an abutting parcel outside the UDB and inside the 
UEA, a ±13.41-acre property that is an existing antenna field facility owned by Radio Peace 
Catholic Broadcasting, Inc., being eligible for development proposed in the application. This is a 
direct result of the boundaries described for the “MIA Equipment and Supportive Services Area” 
as proposed to be added to the Open Land Subarea 3 text does not specifically exclude the 
±13.41-acre antenna field facility.  
 
The Miami-Dade Board of County Commissioners (Board) first heard Application No. 
CDMP20230013 at its July 17, 2025 CDMP public hearing (Transmittal Hearing) and voted to 
adopt and transmit it to the Florida Department of Commerce (FloridaCommerce), in its capacity 
as the State Land Planning Agency (SLPA), and the other state and regional agencies (Reviewing 
Agencies) for review and comment in accordance with Chapter 163.3184, Florida Statutes. No 
objections were raised against the application by the Reviewing Agencies or any Affected Parties 
and the comments of the Reviewing Agencies are presented in ‘Appendix C: State and Regional 
Agency Review Comments’ and addressed on page 27 herein.  
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Environmental Conditions 
 
Potable Water Supply and Wastewater Facilities 
CDMP20230013 application area is located primarily outside the UDB, where typically public 
water and sanitary sewer services are not available and are discouraged outside the UDB by 
the CDMP, particularly Policies WS-1A and WS-1H of the Water Sewer and Solid Waste Element. 
However, the proposed MIA Equipment and Supportive Services Area requires that 
development shall be connected to public water and public sanitary sewer. The applicant has also 
submitted a Conceptual Water and Sewer Master Plan dated December 16, 2024, proposing 
connection to the public water and the public sanitary sewer services. Additionally, the 
proposed declaration of restrictions, dated October 10, 2025, paragraph 3.B. provides that any 
development on the property shall connect to the public water and public sanitary sewer system. 
 
Drainage and Flood Protection 
RER-Water Control Section has reviewed the revised "Conceptual Stormwater Management 
Master Plan" dated December 22, 2025, signed and sealed by Michael P. Carr, P.E., and notes 
that this submittal incorporates RER-Water Control comments. Based on this revised "Conceptual 
Stormwater Management Master Plan" RER-Water Control has no further comments on the 
CDMP application. 
 
Relevant Chapter 24 Provisions regarding stormwater management: The subject parcels are 
located in the North Trail Basin. A Cut and Fill review and approval is required by the Water 
Control Section in accordance with Section 24-48.20. A Cut and Fill application has been 
submitted for compliance with the water management and fill criteria for the basin. The application 
is currently under review and conceptually approvable. The stormwater management covenant 
must be recorded prior to the issuance of construction permits. 

  
Natural Resources 
The application area associated with the proposed amendment (folios 30-3953-000-0130 & -
0138) lies within the North Trail Basin and contains wetlands as defined by section 24-5 of the 
Code. Any work in wetlands within the subject application area would require a new Class IV 
permit with appropriate mitigation and will only be approved to use clean fill as defined in section 
24-5 of the Code. 
 
A Class IV permit, CC-898, was issued to Osprey Services, Inc. in May of 1985 and authorized 
impacts to 240 acres of wetlands for agricultural rock plowing. CC-898 subsequently expired 
on February 27, 1989. DERM records indicate that of the 240 acres of wetlands permitted for 
agriculture, approximately 84.35 acres were constructed (42.18 acres were placed into filled 
agricultural ridges for planting and 42.18 acres remained as wetland furrows) prior to permit 
expiration. 
 
On September 13, 2012, Class IV permit, 2008-CLIV-PER-00056 was issued to MDXQ, LLC and 
authorized work on 96.04 acres of wetlands within the subject application site. The 96.04 acres 
consisted of approximately 1.41 acres of fill for an access road and equipment storage area, 80.6 
acres of ridge and furrow agriculture (40.3 acres of filled agricultural ridges for planting and 40.3 
acres of wetland furrows), and 14.04 acres of additional agriculture that was not constructed. To 
compensate for the filling impacts to wetlands, the permit required the preservation and 
enhancement of wetland furrows to be used as mitigation for the filled ridges, and an additional 
23.1 acres of wetlands within the application area, consisting of 12.4 acres of prairie and a 10.8-
acre bayhead hammock (Exhibit A). This permit expired on May 12, 2023. 
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In summary, the site contains approximately 83.88 acres of filled areas and 162.19 acres of 
wetlands. Of the 162.19 acres of wetlands remaining on site, approximately 63 acres (40.3 
wetland agricultural furrows, 10.8-acre bayhead, 12.3-acre prairie) are preservation areas 
protected under the covenants listed below associated with Class IV permit 2008-CLIV-PER-
00056 (Official Records Book 28488, Pages 2722-2731, CFN 2013R0120311 and Book 28488, 
Pages 2891-2900, CFN 2013R0120367). The table below outlines the acreages as described. 
 

. 
DERM Wetland Permit CC-898 Summary 

 
Site Plan Component 

 
Acreage 

 
Constructed 

Acreage 
Breakdown of Acreage 

Filled ridges 
for planting 

Wetland 
furrows 

Initial Agricultural Use 240 84.35 42.18 42.18 
 

DERM Wetland Permit 2008-CLIV-PER-00056 Summary 
 

Site Plan Component 
 

Acreage 
Breakdown of Acreage 

Filled 
ridges for 
planting 

Wetland 
furrows 

Access 
road 

 
Fill pad Unimpacted 

wetlands 
Additional Agricultural 96.04 40.30 40.30 0.41 1.00 14.04 
Perimeter of Bayhead 10.8     10.80 
Conservation Easement 12.3     12.30 
Firebreak/Fallow Prairie 42.58     42.58 
 

Site Acreage Summary 
  

Site 
Filled 

ridges for 
planting 

Wetland 
furrows 

Access 
road 

 
Fill pad Unimpacted 

wetlands 
Total 246.07 84.27 82.47 0.41 1.00 79.72 
Percentage of Site 100% 34% 34% 0.2% 0.4% 32% 
 
The restrictive covenants listed below run with the land and remain in full force and effect and are 
binding to the property owners, successors, grantees, and assigns until modified or released by 
the Miami-Dade County of County Commissioners. 
 
The Department has reviewed the revised items submitted on November 20, 2025, and confirmed 
that the applicant provided language that was previously requested. Specifically, the applicant 
has stated that all proposed work within wetlands under this application is conceptual, and that:  
 

“no work will occur in areas protected by the existing permits, covenants, and 
restrictions unless modified through future permitting activities and modification of the 
existing permits, covenants, and restrictions.”  

 
To address policy CON-7A, the applicant acknowledges that “any plans and proposals for the 
Property submitted during the County’s consideration of the CDMP Application process are 
conceptual in nature and shall not be construed to release, amend or otherwise modify the 
Existing Permits, Covenants and Restrictions. Such conceptual site plans and proposals are 
merely intended to provide a layout of the future potential development of the Property. By 
reviewing and issuing comments on the plans and proposals, the Division of Environmental 
Resources Management (“DERM”) is in no way waiving its permitting jurisdiction and review 
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under Chapter 24 of the County Code nor will it entitle the Owner to a favorable review of future 
permit applications as may be required by Chapter 24.”  
 
Based on this information, the department will provide an analysis of impacts to wetlands as part 
of the Class IV permit process.  
 
Critical Habitat/Endangered Species 
Objective Con-9 of the Conservation, Aquifer Recharge and Drainage Element of CDMP states, 
“Freshwater fish, wildlife and plants shall be conserved and used in an environmentally sound 
manner and undeveloped habitat critical to federal, state or County designated endangered, 
threatened, or rare species or species of special concern shall be preserved.” More specifically, 
Policy CON-9A states “All activities that adversely affect habitat that is critical to Federal or State 
designated, endangered or threatened species shall be prohibited unless such activity(ies) are a 
public necessity and there are no possible alternative sites where the activity(ies) can occur.” In 
addition, Policy CON-9B states “All nesting, roosting, and feeding habitats used by federal or 
State designated endangered or threatened species, shall be protected, and buffered from 
surrounding development or activities and further degradation or destruction of such habitat shall 
not be authorized.”  
 
CON-9F of the CDMP states, “The County's planning for the future development of open space 
and wetland mitigation areas shall include the protection, conservation and/or restoration of 
wildlife habitats.”  
 
The application area is located within the core foraging area of the federally threatened wood 
stork (Mycteria americana) and lies just east of the location of the numerous long-term rookeries 
for this species. The subject application area is also within the U.S. Fish & Wildlife consultation 
area for the endangered Everglade snail kite (Rostrhamus sociabilis) and Florida bonneted bat 
(Eumops floridanus), which may utilize the subject property for nesting, roosting, and foraging. 
The Miami-Dade County population of Florida bonneted bat is known to forage and socialize over 
dark, open spaces adjacent to natural areas such as open water, forested areas, wetlands, and 
areas with significant tree resources. 
 
RER acknowledges the “Response to County Planning Staff and Florida Fish and Wildlife 
Conservation Commission Comments” dated October 1, 2025, which states, in summary, the 
applicant with conduct species-specific surveys for threatened and endangered species and 
implement appropriate best management practices.  
 
To address Objective CON-9 and associated policies of the CDMP, the applicant acknowledges 
that “any plans and proposals for the Property submitted during the County’s consideration of the 
CDMP Application process are conceptual in nature and shall not be construed to release, amend 
or otherwise modify the Existing Permits, Covenants and Restrictions. Such conceptual site plans 
and proposals are merely intended to provide a layout of the future potential development of the 
Property. By reviewing and issuing comments on the plans and proposals, the Division of 
Environmental Resources Management (“DERM”) is in no way waiving its permitting jurisdiction 
and review under Chapter 24 of the County Code nor will it entitle the Owner to a favorable review 
of future permit applications as may be required by Chapter 24.” Based on this information, the 
department has no further comments and will evaluate the endangered species surveys as part 
of the Class IV permit process. 
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Proffered Declaration of Restrictions (Covenant) 
 
The applicant proffered a revised covenant on October 10, 2025, included herein as “Appendix 
A: Proffered Declaration of Restrictions”, that:  

1. Limits the use of the property to those uses listed for the proposed MIA Equipment and 
Supportive Services Area in Open Land Subarea 3. 

2. Sets a maximum Floor Area Ratio (FAR) to 0.5. 
3. A minimum of 10% of the net lot area shall be developed as passive landscaped open 

space or active recreation space and lists how these spaces would be used including 
allowances for space to be used for landscaped roof terraces/gardens on buildings or 
garage structures. 

4. Prohibits residential use of the property except overnight stays to provide security. 
5. Requires development on the property to be connected to public water and public sanitary 

sewer. 
6. Commits to providing bicycle racks for non-motorized travel would be provided throughout 

the application area. 
7. Requires access from NW 137 Avenue be provided to the Property (“Road Improvement”) 

via NW 6th Street. 
8. Commits the owner to submit a signed and sealed conceptual stormwater master plan to 

DERM for review and approval. 
9. Commits to conducting no work in areas protected by the Existing Permits, Covenants 

and Restrictions unless modified and allowed through future permitting activities and 
modification of the Existing Permits, Covenants and Restrictions. 

10. Recognizes that any plans and proposals for the Property that have been submitted during 
the County’s consideration of the CDMP Application review process are conceptual in 
nature and shall not be construed to release, amend or otherwise modify the Existing 
Permits, Covenants and Restrictions. 

11. Requires the seek and obtain all appropriate permits and approvals prior to any dredging, 
filling, and development of any wetlands located within the Property 

12. Commits the owner to conduct a survey to determine the absence or presence of listed 
plant and wildlife species utilizing professionally recognized survey timeframes and 
sampling methodology which shall be subject to review and approval by DERM prior to 
implementation. 

13. Commits the owner to preserve and make no physical alteration to the Archaeological Site 
in the application area. 

14. Commits to provide the proportionate share mitigation payment for traffic impacts to 
NW/SW 137 Avenue between SW 6 Street and SW 8 Street unless it is otherwise 
demonstrated by the applicant, through a traffic analysis, to the satisfaction of the County, 
that the impact mitigation is no longer required. 

 
Response to State and Regional Reviewing Agency Comments 
 
Pursuant to Chapter 163.3184(3), Florida Statutes, (F.S.), the CDMP application was transmitted 
to the Florida Department of Commerce (FloridaCommerce) and the other state and regional 
agencies (Reviewing Agencies) for their review and comments. In accordance with Section 
163.3184(3)(b)(2), F.S., the Reviewing Agencies reviewed the application and did not find any 
potential adverse impacts to important state resources or facilities that would be generated by the 
application, if approved. However, The Florida Department of Environmental Protection, The 
Florida Fish and Wildlife Conservation Commission, and The South Florida Regional Planning 
Council provided technical assistance comments.  
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The Florida Department of Environmental Protection (FDEP) Comments 

FDEP has found no provision that, if adopted, would result in adverse impacts to important state 
resources subject to the Department’s jurisdiction. The Department’s Office of Water Policy and 
Ecosystems Restoration noted that the amendment area identified in the proposal is within the 
footprint of the three current alternatives for the Biscayne Bay and Southeastern Everglades 
Ecosystem Restoration (BBSEER) Project (Alt 31, Alt 32, and Alt 32A), however, there is no direct 
connection to any of the proposed BBSEER project features identified in those alternatives. Any 
potential impacts to the BBSEER project from the proposed change in land use would be mitigated 
through the regulatory processes that would need to be satisfied prior to development.  

Response: It is acknowledged that any potential impacts to the BBSEER project would be 
mitigated through the regulatory processes that would need to be satisfied prior to development. 

The Florida Fish and Wildlife Conservation Commission (FWC) Comments  

Historically, a majority of the site has been used for agricultural purposes. However, site 
assessments by County staff revealed that the wetland furrows on the site contained hydrological 
conditions capable of supporting native wetland plant species. Further, the wetlands surrounding 
the ridge and furrow system were described as an intact wet prairie. The dominant land covers 
on the site include approximately 160.6 acres of tree farms with wetland furrows, 69.2 acres of 
wet prairie, 13.4 acres of freshwater forested wetlands, 2.6 acres of fill road, and 0.2 acres of 
exotic dominated uplands. Four federally endangered species have potential to occur within the 
application area. FWC analysis found that the project site is located near, within, or adjacent to 
potential habitat for the State threatened little blue heron, tricolored heron, and least tern. 

FWC recommends that species-specific surveys be conducted prior to any clearing or 
construction. Furthermore, due to the potential for wading bird nesting activity, particularly in areas 
that may be inundated during the breeding season, FWC recommends that specific surveys be 
conducted for wading birds, during their breeding season, prior to the commencement of any 
clearing, grading, or filling activities. If evidence of nesting is found during this period, FWC 
recommends that any wading bird nest sites be buffered by 330 feet to avoid disturbance by 
human activities.  

Construction activity may create conditions conducive for least tern nesting, so FWC also 
recommends measures be taken including conducting such activities outside breeding season, 
clearing and grading only when ready to build, and avoiding leaving cleared or graded areas 
inactive for extended periods. Additionally, the application area may also contain habitat suitable 
for the federally listed species identified above. FWC staff recommends coordination with the U.S. 
Fish and Wildlife Service (USFWS) Florida Ecological Services Office (ESO) as necessary for 
information regarding potential impacts to these species. Finally, because the application area 
may also contain invasive species. Site workers who encounter these species or other non-native 
wildlife are requested to report these sightings, whether dead or alive to http://www.IveGot1.org. 

Applicant Response: The applicant provided a response dated October 3, 2025 (See Appendix 
B), stating that species-specific surveys will be conducted in accordance with the protocols 
provided by FWC prior to site development.  Clearing, grading and construction activities should 
occur outside the breeding season and, if feasible, will only occur when ready to build. The 
applicant also stated that sit workers would report any encounters with non-native or high priority 
invasive species, and that the applicant already coordinated with the US Fish and Wildlife Service 
and received a Technical Assistance letter on December 10, 2024. 
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The South Florida Regional Planning Council (SFRPC) Comments 

SFRPC recommends aligning initiatives such as private/public partnerships for land assembly 
and brownfield redevelopment with broader economic development strategies to ensure that 
existing industrial land inside the UDB is utilized to the highest and best use and to minimize 
potential future development outside the UDB. It also recommends that site planning should buffer 
the property from the C-4 Inflow canal at the application area’s western edge. The applicant also 
should work with the County to address and minimize potential adverse impacts to Wetlands of 
Regional Significance, and ensure that there are no adverse impacts to the habitat of federal or 
state-designated endangered and threatened species. Furthermore, SFRPC recommends that 
the Applicant work with Miami-Dade County to address impacts to NW/SW 137 Avenue to ensure 
that necessary infrastructure is either available or provided, and the Applicant should ensure that 
potential connections to regional transit are maximized to the extent possible. 

SFRPC also finds that there are potential positive economic development outcomes that this 
Amendment could catalyze if adopted. The project has the potential to contribute to the economic 
vitality of the region by creating jobs and growing key industry sectors. 

Response: The County is conducting its Evaluation and Appraisal Report process for the 
Comprehensive Development Master Plan, which includes its Economic Development element. 
Coordination of industrial land development is a feature of that plan element. The coordination of 
waterways, wetlands, and species protection is being conducted with DERM and RER. The 
roadway issues with NW/SW 137 Avenue remain an issue that leads to a current recommendation 
of denial for the application. 
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