
The following supplemental information is provided to the Board of County Commissioners 
regarding Out-of-Cycle 2026 Application No. CDMP20260010 to amend the Comprehensive 
Development Master Plan (CDMP). The information includes: (Exhibit 1) the Initial 
Recommendation report addressing Application No. CDMP20260010 received by the 
Department of Regulatory and Economic Resources. 
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EXHIBIT 1 

2026 Out-of-Cycle Application CDMP20260010 

APPLICATION SUMMARY 
Applicant/Representative: Miami-Dade County  

Department of Regulatory and Economic Resources   

Location: Countywide 

Requested Text Changes: Amend the interpretative text of the “Agriculture” and 
“Open Land” land use categories in the Land Use 
Element of the County’s Comprehensive 
Development Master Plan to allow cargo container 
storage and stacking in designated areas for and in 
conjunction with commercial vehicle storage and 
clarify the “Agriculture” text pertaining to temporary 
parking and storage of passenger automobiles that 
serve commercial vehicle storage uses. 

Amendment Type: Standard Text Amendment 

RECOMMENDATIONS 

Staff Initial Recommendation: TRANSMIT AND ADOPT (September 8, 2026)

Community Councils: Not applicable 

Planning Advisory Board (PAB) acting 
as the Local Planning Agency: TO BE DETERMINED (September 14, 2026) 

Transmittal Action by Board of County 
Commissioners: TO BE DETERMINED (September 24, 2026) 

Final Action of Board of County 
Commissioners: TO BE DETERMINED (November 19, 2026) 

Initial Recommendations Report 
Application No. CDMP20260010 

Countywide 
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Staff’s initial recommendation is to TRANSMIT AND ADOPT, the proposed amendment to the 
Land Use Element of the County’s Comprehensive Development Master Plan (CDMP) for the 
following reasons.   

Principal Reasons for Recommendation: 

1. The application is presented in response to Board Resolution No. R-687-25 which directs
the County Mayor or designee to file an application to amend the CDMP to authorize
container stacking and storage in conjunction with commercial vehicle storage in
authorized locations of the County. The Resolution states that the purpose of the
amendment is to address a need for areas in which containers that are transported by the
trucks parked within these authorized locations can be offloaded, stacked, and stored.

This application seeks to amend the interpretive text of the Land Use Element of the
County’s adopted CDMP (July 2020 edition, as amended) to authorize, under certain
circumstances, container stacking and storage in conjunction with commercial vehicle
storage in areas where such commercial vehicle storage is permitted. The proposed
allowance of container storage and stacking, up to four high, in conjunction with
commercial truck parking in Open Land Subarea 1 is compatible with other uses allowable
in that land use category. Uses currently permitted in Open Land Subarea 1 include rural
residential at one dwelling unit per 5 acres, limestone quarrying and ancillary uses,
compatible institutional uses, public facilities, utility facilities, and communications
facilities, specified agricultural uses, recreational uses, as well as, outdoor vehicle
recreational areas and/or recreational motorsport facilities on the decommissioned Opa-
locka West Airport site. Commercial truck parking is allowable on properties ten acres or
greater in the area depicted on Figure 5.2 (see Page 6) and may include construction and
agricultural equipment and incidental storage of non-disabled passenger automobiles.
Rock mining and agriculture are the predominant uses in the area. There are
approximately 25 residences in the ±6,560-acre area.

The “Agriculture” land use category generally allows agriculture (including ancillary and
supportive uses such as agritourism), residences at a maximum density of one dwelling
unit per five acres and uses to support the rural residential community including houses
of worship. The area allowed for commercial truck parking facilities includes ±240 acres
located one-half mile west of the South Dade Landfill. The proposed allowance of
container storage in conjunction with commercial truck parking is generally compatible
with other uses allowable in the Agriculture land use category. However, container
stacking in this area should be limited to align with the allowable height for a residential
structure in the AU (Agriculture) zoning district which is 35 feet pursuant to Section 33-
283 of the Code.

Additionally, a change is proposed to the “Agriculture” land use category text to clarify that
incidental temporary parking and storage of operable, non-disabled passenger
automobiles is allowed on commercial vehicle storage facilities accounting for the
commuting needs of commercial vehicle operators to and from the parking facilities,
similar to the provisions of the “Open Land” category text.

2. The application, if approved, would support the commercial vehicle storage uses in the
area by allowing for cargo container storage and stacking on sites with a valid Certificate
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of Use for commercial vehicle storage. The proposed amendment requires the storage of 
cargo containers and equipment areas to comply with all CDMP and County Code 
requirements for a commercial vehicle storage facility. In both the Open Land and 
Agriculture land use categories, the commercial truck parking use must: 1) obtain and 
annual operating permit and be subject to quarterly groundwater monitoring; 2) be stored 
only on paved impervious surfaces with county-approved drainage systems; 3) not provide 
mechanical repair or maintenance of any kind; and 4) not store, handle, use, discharge or 
dispose of liquid wastes or hazardous wastes. In Open Land, the use may not be located 
within 100 feet of a body of water, canal, or lake as measured from the top of bank or 
within 25 feet of a wetland that has not otherwise been mitigated or will not otherwise be 
mitigated; and must be analyzed in accordance with Policy CON-7J for consistency with 
the Comprehensive Everglades Restoration Plan (CERP) objectives, projects and 
features. Further, in Open Land, truck washing is only permitted in an enclosed building 
with 100% recyclable water systems. Truck washing is prohibited in Agriculture. In the 
Agriculture land use category, commercial truck parking facilities must install a vegetative 
buffer to provide visual screening. 
 
Criteria for approval of commercial vehicle storage projects is contained in Section 33-
283.1 of the Miami-Dade County Code (Site plan review for commercial vehicle storage). 
Updates to Section 33-283.1 will be needed to enable container storage and stacking as 
an allowable ancillary use in conjunction with a commercial vehicle storage operation. 
Container storage use will be analyzed at the time of site plan review for conformance with 
the area requirements outlined in this application. 
 

3. Section 373.4149, Florida Statutes, requires amendments to local comprehensive plans 
concerning properties that are located within one mile of the Miami-Dade County Lake 
Belt Area to be compatible with limestone mining activities. The proposed container 
storage use was reviewed in accordance with this statutory requirement and found to be 
compatible with limestone mining activities. 
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REQUESTED TEXT AMENDMENTS 

The following presents the proposed text changes to the CDMP. Single underlined words 
represent the proposed additions and words stricken through are proposed deletions contained 
in the application to be transmitted to the state by the Board of County Commissioners. Double 
underlined words and double strikethrough will represent changes after the transmittal of the 
application. Remaining provisions are now in effect and remain unchanged.   
 
1) Amend the interpretive text of the Land Use Element in the County’s adopted 

Comprehensive Development Master Plan (July 2020 edition) as follows:  
 

Open Land 
*          *          * 

Open Land Subarea 1 (Snake-Biscayne Canal Basin). This subarea is located north of the 
Miami Canal (Canal-6) in northwestern Miami-Dade County. Rural residential use at 1 dwelling 
unit per 5 acres, limestone quarrying and ancillary uses, compatible institutional uses, public 
facilities, utility facilities, and communications facilities, recreational uses, outdoor vehicle 
recreational areas and/or recreational motorsport facilities on the decommissioned Opa-locka 
West Airport site, subject to Board of County Commission approval for specific uses, nurseries 
and tree farms, agriculture production1 and the limited raising of livestock may be considered 
for approval in this subarea. The following uses may also be considered for approval in the 
portion of Open Land Subarea 1 located east of Okeechobee Road as depicted on Figure 5.2: 
parking and storage of operable, non-disabled commercial motor vehicles, including 
construction equipment and agricultural equipment, as defined in section 320.01, Florida 
Statutes, and incidental temporary parking and storage of operable, non-disabled passenger 
automobiles to serve such allowable uses on the same parcel (but not to include standalone 
automobile parking and storage uses such as car rental facilities). It is provided that such 
parking and storage uses shall be allowed only on properties ten acres or greater. Such 
parking and storage of vehicles and equipment shall be subject to the following requirements: 
(a) commercial vehicle storage facilities shall obtain an annual operating permit from the 
Division of Environmental Resources Management in the Department of Regulatory and 
Economic Resources and be subject to required quarterly groundwater quality monitoring; (b) 
all vehicles and equipment shall be stored or parked only on paved impervious surfaces with 
county-approved drainage systems; (c) mechanical repair or maintenance of any kind shall 
be prohibited; (d) the storage, handling, use, discharge and disposal of liquid wastes or 
hazardous wastes shall be prohibited; (e) the use will be analyzed in accordance with Policy 
CON-7J; (f) the use shall not be located within 100 feet of a body of water, canal, or lake as 
measured from the top of bank or within 25 feet of a wetland that has not otherwise been 
mitigated or will not otherwise be mitigated pursuant to Chapter 24 of the Code; and (g) truck 
washing shall be permitted as an ancillary use at commercial vehicle storage facilities 
provided that the truck washing shall be done with 100% recyclable water systems as 
approved by the Division of Environmental Resources Management in the Department of 
Regulatory and Economic Resources; truck washing services shall only be provided for trucks 
stored at the commercial vehicle storage facilities for at least 4 hours; truck washing shall be 
conducted only in fully enclosed buildings as approved by the Division of Environmental 
Resources Management in the Department of Regulatory and Economic Resources; facilities 
 
___________________ 
1 Miami-Dade County shall formulate and adopt a zoning overlay or other land development regulations specific for land 
designated Open Land Subarea 1 (Snake-Biscayne Canal Basin) on the CDMP Land Use Plan map to specifically address the 
type of agriculture production uses, and the limited raising of livestock uses that are permitted; that also considers the limited 
flood protection that is provided in this subarea. 
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shall allow inspections at any time during operating hours; facilities shall provide secondary 
containment surrounding all storage tanks; and be subject to required quarterly groundwater 
quality monitoring. In addition, if a violation of these provisions related to truck parking and 
truck washing or the operating conditions is found on a property on three separate occasions 
within a three year period, truck washing shall no longer be permitted on the subject property. 
The County, by ordinance, shall provide a process to reestablish the use, taking into account 
any change in ownership, the nature of the violation, and a period of repose for the property. 
Uses that could compromise groundwater quality shall not occur west of the Turnpike 
Extension. 
 
>>Cargo containers (Series 1, ISO) shall be permitted to be stored on the same site with a 
valid Certificate of Use for commercial vehicle storage provided that said container is fully 
enclosed and located on a level, impervious surface. Storage of cargo containers and 
associated equipment areas shall be limited to an area that does not exceed twenty five 
percent (25%) of the area identified for commercial vehicle storage and shall be identified on 
a site plan submitted in accordance with County Code. Containers may be stacked, up to four 
high, when secured with twist locks or other method acceptable to the Department. Loading 
and unloading of cargo shall be prohibited. Such storage of cargo containers and equipment 
areas shall comply with all CDMP and County Code requirements for a commercial vehicle 
storage facility. All equipment used to move cargo containers on the site shall be located on 
paved impervious surfaces with county-approved drainage systems.<< 

 
*           *           * 

 
Agriculture 
The parking and storage of operable, non-disabled commercial motor vehicles >>and 
incidental temporary parking and storage of operable, non-disabled passenger automobiles 
to serve such allowable uses on the same parcel (but not to include standalone automobile 
parking and storage uses such as car rental facilities)<< may be considered for approval on 
properties ten acres or greater in the area east of the Urban Development Boundary, south of 
the theoretical extension of SW 236 Street, and north of SW 248 Street, as depicted on Figure 
5.1, subject to the following requirements: (a) commercial vehicle storage facilities shall obtain 
an annual operating permit from the Division of Environmental Resources Management in the 
Department of Regulatory and Economic Resources and be subject to required quarterly 
groundwater quality monitoring; (b) all vehicles and equipment shall be stored or parked only 
on paved impervious surfaces with county-approved drainage systems; (c) truck washing, 
mechanical repair, or maintenance of any kind shall be prohibited; (d) the storage, handling, 
use, discharge and disposal of liquid wastes or hazardous wastes shall be prohibited; and (e) 
a vegetative buffer shall be provided along the perimeter of the property to provide visual 
screening. 
 
>>Cargo containers (Series 1, ISO) shall be permitted to be stored on the same site with a 
valid Certificate of Use for commercial vehicle storage provided that said container is fully 
enclosed and located on a level, impervious surface. Storage of cargo containers and 
associated equipment areas shall be limited to an area that does not exceed twenty percent 
(20%) of the area identified for commercial vehicle storage and shall be identified on a site 
plan submitted in accordance with County Code. Containers may be stacked, up to the height 
otherwise allowable as of right by the Code of Miami-Dade County for a single-family 
residential structure in the AU zoning district, when secured with twist locks or other method 
acceptable to the Department. Loading and unloading of cargo shall be prohibited. Such 
storage of cargo containers and equipment areas shall comply with all CDMP and County 
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Code requirements for a commercial vehicle storage facility. All equipment used to move 
cargo containers on the site shall be located on paved impervious surfaces with county-
approved drainage systems.<< 
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Background 

This application is presented in response to Resolution No. R-687-25, adopted by the Board of 
County Commissioners on July 1, 2025, which directs the filing of an application to amend the 
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CDMP in the next available cycle to authorize, under certain circumstances, container stacking 
and storage in conjunction with commercial vehicle storage in areas where such commercial 
vehicle storage is permitted. It further directs preparation of appropriate legislation to amend the 
applicable zoning and environmental County Code provisions to implement the CDMP 
amendment, if adopted. 
 
In October 2020, the Board adopted amendments to the CDMP that provided for commercial truck 
parking as an allowable use on ±6,800 acres located outside of the Urban Development Boundary 
(UDB). These areas included ±242 in the agricultural area and ±6,560 acres in Open Land 
Subarea 1, as depicted on Figures 5.1 and 5.2 of the CDMP Land Use Element (see Pages 5-6). 
Additionally, in 2023, the Board approved establishment of the MIA Transport Hub in the area 
located south of NW 6 Street, east of theoretical NW/SW 139 Avenue, outside of the UDB. The 
MIA Transport Hub supports logistics and distribution resources and, therefore, allows for the 
storage and stacking of shipping containers up to six levels in height. 
 
The International Organization for Standardization (ISO) establishes the classification and 
external dimensions for Series 1 freight containers which have a uniform width of 8’ and heights 
up to 9’-6”. Most common lengths are 20 feet or 40 feet. The stated purpose of the amendment 
directed through Resolution No. R-687-25 is to respond to a need in the truck parking industry to 
temporarily offload and store cargo containers. To that end, the proposed amendment allows for 
the storage of shipping containers on sites with a valid Certificate of Use for commercial vehicle 
storage in the areas depicted on Figures 5.1 and 5.2 of the CDMP Land Use Element. 
 
Of significant concern with the introduction of shipping container storage is assurance that such 
use supplements rather than supplants commercial truck parking uses. The 2020 amendment 
that provided for commercial truck parking was advanced due to a severe truck parking shortage 
that was documented in a 2010 report conducted by the Miami-Dade Transportation Planning 
Organization.1 The dearth of legal commercial truck parking sites at the time was resulting in 
illegal parking activity in agricultural and residential areas. Ensuring that adequate land remains 
available for commercial truck parking is paramount, hence the need for limitations on the site 
area that can be devoted to container storage. 
 
The CDMP Land Use Element Open Land Subarea 1 (Snake-Biscayne Canal Basin) and 
Agriculture interpretive text provides that truck parking and storage uses shall be allowed only on 
properties ten acres or greater. The Board discussed Item 11A6 at the December 16, 2025 
meeting, a portion of which would have allowed flexibility in satisfying the minimum acreage 
requirement for commercial vehicle storage in authorized locations by allowing for the aggregation 
of properties that met specified criteria. The item further noted that the 10-acre minimum and 
related parameters set forth in Section 33-279 may present challenges for new commercial 
vehicle storage locations. This portion of Item 11A6 was bifurcated and deferred to no date 
certain. Although the item has not advanced, the discussion provided significant debate on the 
appropriate minimum acreage needed for commercial truck parking operators and whether 
changes to the minimum acreage requirement for truck parking or flexibilities in allowances for 
truck parking are warranted. As noted previously, the potential for container storage to supplant 
needed commercial truck parking area is of significant concern. Opportunities to broaden 
allowances for commercial truck parking within the already authorized areas, including the 
potential to utilize properties smaller than 10 acres, should continue to be explored.  
 
Also at the December 16, 2025 meeting, the Board adopted the bifurcated portion of Item 11A6 
that directed the County Mayor or County Mayor’s designee to file an application to amend the 
CDMP to authorize additional commercial vehicle storage in appropriate locations in western 
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Miami-Dade County within a half mile of Krome Avenue, between Kendall Drive and SW 184 
Street. The adopted portion was memorialized and assigned Resolution No. R-1277-25. Staff is 
actively working on a response to this directive. 
 
For the eastern truck parking area shown in CDMP Figure 5.1, the application includes an 
allowance for incidental temporary parking and storage of operable, non-disabled passenger 
automobiles to serve the commercial truck parking facility with the exception that it does not 
include automobile parking as a stand-alone use such as a car rental facility. This language 
mirrors the allowance already provided within the northwestern truck parking area shown in 
CDMP Figure 5.2 (see Page 6) and will provide consistency between the two areas. 
 

STAFF ANALYSIS 

Water and Sewer  

The Miami-Dade County Water and Sewer Department (WASD) has no objections to the 
proposed amendment. WASD does not have infrastructure in the area designated Agriculture 
located east of the UDB, south of the theoretical extension of SW 236 Street and north of SW 248 
Street, outside and abutting the UDB and within the Urban Expansion Area (UEA) as identified in 
Figure 5.1. WASD does not have infrastructure in the Open Land Subarea 1 (Snake-Biscayne 
Canal Basin) located north of the Miami Canal (Canal-6) in northwestern Miami-Dade County 
outside and abutting the UDB, as identified in Figure 5.2.  
 
Emergency Management 

The Miami-Dade Department of Emergency Management (DEM) has reviewed the subject CDMP 
Text Amendment Application. DEM has no objections to the proposed amendment.  
 
Fire Rescue Services 

The Miami-Dade Fire Rescue Department has reviewed the subject CDMP Text Amendment 
Application, uploaded to EnerGov on 8/17/2026, and has no objections to the proposed 
amendment. 
 
Police 

The Miami-Dade Sheriff’s Office (MDSO) has reviewed the proposed development for the subject 
zoning application. MDSO has no objection to this zoning application based on the information 
provided, but reserves the right to reassess its determination upon the production of additional 
information. A review of the application and supporting documents was conducted to assess 
potential impacts on MDSO resources due to proposed zoning modifications. 
 
An analysis of current police staffing levels, population growth, and calls-for-service data was 
completed. Existing staffing is expected to handle any minor increase in service demands. Should 
the need for police services rise beyond projected levels, additional sworn personnel, support 
staff, and equipment may be necessary. At this time, MDSO has no further comments regarding 
the proposed zoning modifications. 
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Transit 
 
The Department of Transportation and Public Works has no objections to this application. 
 
Roadways  

The purpose of the amendment, as stated in Resolution No. 687-25, is to allow for storage of 
cargo containers that are transported by trucks. The cargo container storage use is ancillary to 
the truck parking use which is already allowed pursuant to Ordinance No. 20-116, adopted by the 
Board on October 21, 2020. Accordingly, a traffic study is not required for this application, as the 
amendment is not expected to generate additional traffic.  
 
The major roadway that caters to the mobility needs for Commercial Vehicle Storage Area 1 is 
shown below: 

1. SW 248 Street from Florida’s Turnpike to SW 87 Avenue is a state maintained two-lane 
undivided roadway with posted speed limit of 40 mph. 

 
The major roadways that cater to the mobility needs for Commercial Vehicle Storage Area 2 are 
shown below: 

1. SR 25/US 27/Okeechobee Road from Miami-Dade/Broward County line to SR 821 
Florida’s Turnpike Extension is a state maintained four-lane divided roadway with posted 
speed limit of 60 mph. 

2. SR 997/NW 177/Krome Avenue from SR 25/US 27/Okeechobee Road to SR 90/US 
41/SW 8 Street is a state maintained four-lane divided roadway with posted speed limit of 
55 mph. 

 
I-75 and Florida’s Turnpike provide connectivity for these locations to other regions in the County.   
 
Environmental Considerations  
 
The eastern truck parking area depicted in CDMP Figure 5.1 (see Page 5) is located within an 
area that has been identified for project features on the preliminary Tentatively Selected Plan 
(TSP) for the Comprehensive Everglades Restoration Plan (CERP) Biscayne Bay and 
Southeastern Everglades Ecosystem Restoration (BBSEER) project. Like all CERP projects, 
BBSEER has followed a multi-year process to arrive at the preliminary Tentatively Selected Plan. 
The initial multi-agency Project Delivery Team (PDT) meeting was held in September 2020. Since 
that time, the PDT, as well as technical analysis teams have met continuously to model various 
project features to address the issues caused by the Central and South Florida (C&SF) water 
management system. The BBSEER effort seeks to improve the quantity, quality, timing, and 
distribution of freshwater flows into the natural areas of the Southern Glades, Model Lands, 
Eastern Panhandle of Everglades National Park, Biscayne Bay, Biscayne National Park, and 
associated coastal wetlands. The TSP is currently undergoing additional engineering review by 
the United States Army Corps of Engineers (Corps) and may be further amended. Following the 
additional engineering review, the Corps is expected to present the preliminary Tentatively 
Selected Plan at a future milestone meeting for approval by the Deputy Commanding General for 
Civil and Emergency Operations, Headquarters, U.S. Army Corps of Engineers. From there, it will 
advance for congressional authorization through a Water Resources Development Act. 
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Map 1. BBSEER Eastern Project Features from Preliminary Tentatively Selected Plan 

 
Environmental requirements pursuant to Chapter 24 of the Code regarding commercial vehicle 
storage facilities that would apply in Open Land Subarea 1 and Agriculture where commercial 
vehicle storage facilities are permitted  

• Section 24-43.1(6)(b) of the Code provides that commercial vehicle storage facilities not 
connected to the public water and sewer systems are allowed provided that a groundwater 
monitoring plan is approved. Approval of said groundwater monitoring plan is required 
prior to RER approval of construction plans and/or issuance of a Certificate of Use for the 
facility.  
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• Prior to the RER approval of a Certificate of Use, the facility shall obtain an annual 
operating permit (IW5) pursuant to section 24-18 of the Code.  

• Pursuant to section 24-43.1(6)(b) of the Code, a Groundwater Monitoring Plan will be 
required prior to approval of applicable building permits and certificates of use.  

• Fueling, washing, mechanical repairs and maintenance of vehicles, trailers or any other 
equipment is not allowed. Topping off is not allowed. Hazardous materials shall not be 
used, generated, stored, disposed of, handled or discharged.  

• Pursuant to section 24-48.1(1)(f) of the Code, a Class VI Permit is required for the 
construction of any surface water management system.  

Potable Water Supply and Wastewater Facilities  

Open Land Subarea 1 and the agricultural area subject to this amendment are currently located 
outside the Urban Development Boundary (UDB), where typically no public water and sewer 
services are provided. Any proposed development outside the UDB shall comply with any 
applicable Code section, including but not limited to section 24-42.7, section 24-43.2, and section 
24-43.1 of the Code. If the application area is moved inside the UDB, any proposed development 
shall connect to the public water and sanitary sewer systems in accordance with the requirements 
of Chapter 24 of the Code.  

Natural Resources  

RER’s Natural Resources Division has reviewed the subject application for a text amendment to 
the Miami Dade County CDMP Land Use Element to authorize, under certain circumstances, 
container stacking and storage in conjunction with commercial vehicle storage in areas where 
such commercial vehicle storage is permitted. The application areas associated with the proposed 
amendment contain wetlands as defined by section 24-5 of the Code. Therefore, pursuant to 
section 24-48.1(1)(d) of the Code, a Class IV permit is required prior to any work in wetlands 
within the application areas. Furthermore, plans for commercial vehicle storage must include 
setbacks specifications and landscape requirements in accordance with section 33 279(5) of the 
Code.  

This application proposes, in part, an amendment to the Land Use Element for Open Land 
Subarea 1 (Snake Biscayne Canal Basin). Open Land Subarea 1 contains Wetlands of Regional 
Significance, as depicted on Figure 14 of the Land Use Element. Objective CON-7 of the CDMP 
has policies for the protection and preservation of the biological and hydrological functions of 
Wetlands of Regional Significance. Specifically, Policy CON-7A states, “The degradation or 
destruction of Wetlands of Regional Significance that may be contained within the areas depicted 
on Figure 14 in the 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.” Please 
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be advised, Class IV permit applications within Wetlands of Regional Significance shall be 
analyzed in accordance with Policy CON-7J. 

The subject application areas also contain upland tree resources, which may include specimen 
trees (a tree with a trunk diameter of 18 inches or greater). Section 24-49 of the Code provides 
for the preservation and protection of specimen and non-specimen size tree resources. Specimen 
trees are afforded a higher level of protection pursuant to Objective CON-8 of the Conservation, 
Aquifer Recharge and Drainage (CON) Element of the CDMP and by section 24-49.2(II) of the 
Code. Future site plan development of the application areas must be consistent with the 
requirements to preserve specimen trees except in cases where RER has determined that a 
specimen tree cannot be preserved pursuant to section 24-49.2(4)(II)(2) of the Code. The 
approval of the subject amendment may not be construed as the sole justification to remove 
specimen trees due to a determination of unreasonable loss of usable space pursuant to section 
24-49.2(4)(II)(2)(b) of the Code.  

Pursuant to Policy CON-8I of the CDMP and the prohibited plant species eradication requirements 
contained in section 24-49.9 of the Code, if exotic pest plants and/or nuisance species exist on 
the site they shall be removed prior to development or redevelopment, and developed parcels 
shall be maintained to prevent the growth or accumulation of prohibited species. Moreover, 
pursuant to section 18A-12 of the Code and the latest version of the Miami-Dade County 
Landscape Manual, controlled species, including the West Indian mahogany (Swietenia 
mahagoni) tree, shall not be planted within five hundred (500) feet of native plant communities or 
any remnant native habitat. 

Critical Habitat/Endangered Species  

CDMP 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.” The application areas are located within the U.S. Fish and Wildlife Service (USFWS) 
consultation area for the federally endangered Florida bonneted bat (Eumops floridanus), which 
may utilize the application areas for foraging, nesting, and roosting. The Miami-Dade County 
population of Florida bonneted bat is largely urban and 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.  

Prior to any development within the application areas, RER recommends that the applicant 
contact the USFWS in the Vero Beach office at (352) 448-9151. The applicant is advised to 
implement wildlife best management practices (BMPs), including the BMPs from the latest Florida 
Bonneted Bat Consultation Guidelines compiled by the USFWS, to avoid and/or minimize impacts 
from development to listed species. The applicant shall prepare or revise site plans subject to 
RER review and approval, as necessary to comply with requirements of chapter 24 of the code 
and for conformance with provisions of the CDMP, specifically, policy CON-9B. 
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Environmental Monitoring and Restoration (EMRD)  

All construction plans related to the proposed additional use (inclusive of drainage) and 
dewatering plans require the review and approval from the RER-Pollution Remediation Section 
(PRS), RER-Environmental Monitoring and Evaluation Section (EMES), and/or DERM-
Environmental Monitoring and Restoration Division (EMRD) as it relates to environmental 
contamination issues. Be advised that the PRS, EMES and/or EMRD review of this application 
does not constitute an approval of any site plans, drainage plans, or development plans that may 
be included as part of this application. For property that is classified as agricultural by the Miami-
Dade County Property Appraiser, under certain circumstances, certain DERM activities would be 
preempted to the Florida Department of Environmental Protection, and such matters would be 
reviewed on a case by case basis to ensure compliance with applicable state law. 

 
Consistency Review with CDMP Goals, Objectives, Policies, Concepts and Guidelines 
 
The following goals, objectives, policies, concepts and guidelines of the CDMP are relevant to 
this application: 
 
CON-7J. In 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. 
 
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. 
 
LU-4B. Uses designated on the LUP map and interpretive text, which generate or cause to 
generate significant noise, dust, odor, vibration, or truck or rail traffic shall be protected from 
damaging encroachment by future approval of new incompatible uses such as residential uses. 
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	RECOMMENDATIONS
	Initial Recommendations Report
	Background
	This application is presented in response to Resolution No. R-687-25, adopted by the Board of County Commissioners on July 1, 2025, which directs the filing of an application to amend the CDMP in the next available cycle to authorize, under certain ci...
	In October 2020, the Board adopted amendments to the CDMP that provided for commercial truck parking as an allowable use on ±6,800 acres located outside of the Urban Development Boundary (UDB). These areas included ±242 in the agricultural area and ±6...
	The International Organization for Standardization (ISO) establishes the classification and external dimensions for Series 1 freight containers which have a uniform width of 8’ and heights up to 9’-6”. Most common lengths are 20 feet or 40 feet. The s...
	Of significant concern with the introduction of shipping container storage is assurance that such use supplements rather than supplants commercial truck parking uses. The 2020 amendment that provided for commercial truck parking was advanced due to a ...
	The CDMP Land Use Element Open Land Subarea 1 (Snake-Biscayne Canal Basin) and Agriculture interpretive text provides that truck parking and storage uses shall be allowed only on properties ten acres or greater. The Board discussed Item 11A6 at the De...
	Also at the December 16, 2025 meeting, the Board adopted the bifurcated portion of Item 11A6 that directed the County Mayor or County Mayor’s designee to file an application to amend the CDMP to authorize additional commercial vehicle storage in appro...
	For the eastern truck parking area shown in CDMP Figure 5.1, the application includes an allowance for incidental temporary parking and storage of operable, non-disabled passenger automobiles to serve the commercial truck parking facility with the exc...
	STAFF ANALYSIS
	Water and Sewer
	Emergency Management
	The Miami-Dade Department of Emergency Management (DEM) has reviewed the subject CDMP Text Amendment Application. DEM has no objections to the proposed amendment.
	Fire Rescue Services
	The Miami-Dade Fire Rescue Department has reviewed the subject CDMP Text Amendment Application, uploaded to EnerGov on 8/17/2026, and has no objections to the proposed amendment.
	Police
	The Miami-Dade Sheriff’s Office (MDSO) has reviewed the proposed development for the subject zoning application. MDSO has no objection to this zoning application based on the information provided, but reserves the right to reassess its determination u...
	An analysis of current police staffing levels, population growth, and calls-for-service data was completed. Existing staffing is expected to handle any minor increase in service demands. Should the need for police services rise beyond projected levels...
	Transit
	The Department of Transportation and Public Works has no objections to this application.
	Roadways
	Environmental Considerations
	Environmental requirements pursuant to Chapter 24 of the Code regarding commercial vehicle storage facilities that would apply in Open Land Subarea 1 and Agriculture where commercial vehicle storage facilities are permitted
	 Section 24-43.1(6)(b) of the Code provides that commercial vehicle storage facilities not connected to the public water and sewer systems are allowed provided that a groundwater monitoring plan is approved. Approval of said groundwater monitoring pl...
	 Prior to the RER approval of a Certificate of Use, the facility shall obtain an annual operating permit (IW5) pursuant to section 24-18 of the Code.
	 Pursuant to section 24-43.1(6)(b) of the Code, a Groundwater Monitoring Plan will be required prior to approval of applicable building permits and certificates of use.
	 Fueling, washing, mechanical repairs and maintenance of vehicles, trailers or any other equipment is not allowed. Topping off is not allowed. Hazardous materials shall not be used, generated, stored, disposed of, handled or discharged.
	 Pursuant to section 24-48.1(1)(f) of the Code, a Class VI Permit is required for the construction of any surface water management system.
	Potable Water Supply and Wastewater Facilities
	Open Land Subarea 1 and the agricultural area subject to this amendment are currently located outside the Urban Development Boundary (UDB), where typically no public water and sewer services are provided. Any proposed development outside the UDB shall...
	Natural Resources
	RER’s Natural Resources Division has reviewed the subject application for a text amendment to the Miami Dade County CDMP Land Use Element to authorize, under certain circumstances, container stacking and storage in conjunction with commercial vehicle ...
	This application proposes, in part, an amendment to the Land Use Element for Open Land Subarea 1 (Snake Biscayne Canal Basin). Open Land Subarea 1 contains Wetlands of Regional Significance, as depicted on Figure 14 of the Land Use Element. Objective ...
	The subject application areas also contain upland tree resources, which may include specimen trees (a tree with a trunk diameter of 18 inches or greater). Section 24-49 of the Code provides for the preservation and protection of specimen and non-speci...
	Pursuant to Policy CON-8I of the CDMP and the prohibited plant species eradication requirements contained in section 24-49.9 of the Code, if exotic pest plants and/or nuisance species exist on the site they shall be removed prior to development or red...
	Critical Habitat/Endangered Species
	CDMP 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 destruct...
	Prior to any development within the application areas, RER recommends that the applicant contact the USFWS in the Vero Beach office at (352) 448-9151. The applicant is advised to implement wildlife best management practices (BMPs), including the BMPs ...
	Environmental Monitoring and Restoration (EMRD)
	All construction plans related to the proposed additional use (inclusive of drainage) and dewatering plans require the review and approval from the RER-Pollution Remediation Section (PRS), RER-Environmental Monitoring and Evaluation Section (EMES), an...
	Consistency Review with CDMP Goals, Objectives, Policies, Concepts and Guidelines
	The following goals, objectives, policies, concepts and guidelines of the CDMP are relevant to this application:
	CON-7J. In 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...
	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 endeavo...
	LU-4B. Uses designated on the LUP map and interpretive text, which generate or cause to generate significant noise, dust, odor, vibration, or truck or rail traffic shall be protected from damaging encroachment by future approval of new incompatible us...




