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Staff Report 

To: Okeechobee Planning Board 

From: Ben Smith, AICP 

Meeting Date:  April 15, 2021 

Subject:  Commercial Corridor Workshop 

In May of 2013, the Planning Board recommended to the City Council adoption of an amendment 

to the City’s Comprehensive Plan to create a Commercial Corridor Overlay with restrictions on 

rezonings that may be approved within that Overlay. That amendment was never adopted by the 

City Council. Staff has now had an opportunity to review that previously proposed amendment and 

is now recommending that the City consider revisiting the original proposal as well as some other 

options for corridor planning. 

Original Commercial Corridor Comprehensive Plan Amendment 

See attached for the originally proposed amendment, which designated the boundaries of a 

Commercial Corridor as well as the boundaries of a Transitional Commercial Overlay Future Land 

Use Subcategory. Also, see attached Okeechobee Future Land Use Map and Zoning Map which 

have been revised for the purposes of this workshop to include the originally proposed boundaries 

of the Commercial Corridor (CC) and the Transitional Commercial Overlay (TCO). The CC 

boundaries are depicted as a solid line and the TCO areas are shown as shaded on the maps. 

It appears that the language in the Commercial Corridor portion of the amendment did not include 

any new regulation and was mainly intended for planning purposes as a guide for development and 

redevelopment along the City’s major corridors. However, the language proposed in the 

Transitional Commercial Overlay portion of the amendment would have limited rezonings in the 

designated areas to RMF, CLT, CPO, CBD and PUB. Presumably, these zoning districts were 

selected to provide transitional buffers between the more intensive commercial uses located 

adjacent to the corridor roadways and the residential neighborhoods, lighter commercial areas, and 

public use areas. 

If the City would like to proceed with this amendment as it was originally proposed, staff can begin 

preparing the materials for public hearings. However, there are some additional options that should 

be considered as well. 
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Potential negative effects of TCO regulatory restrictions 

Compatibility with adjacent uses is already a required consideration for all rezoning requests and 

future land use map amendment requests. Amending the City’s Comprehensive Plan to limit 

rezonings within an overlay area to only certain zoning districts (as proposed in the original 

amendment) creates a more rigid level of protection for those residential areas, lighter commercial 

areas, and public use areas. It will also reduce the City’s ability to accommodate projects which 

may be compatible with those areas, but would only be allowable in other zoning districts. 

Specifically, there may be locations within the TCO which could be deemed appropriate for the 

CHV and PUD-M zoning districts; if not now, then conceivably sometime in the future as 

development intensifies along the corridors. Hotels are one example of a use that would be 

effectively prohibited in the TCO, as hotels are only permitted in the CHV and PUD-M districts. It is 

also possible that operators of existing CHV uses along the corridors may seek to expand their 

operations into the TCO areas. If the City can conceive of the possibility of allowing rezoning to 

CHV and PUD-M within the TCO, then staff recommends against adoption of the previously 

proposed TCO and the associated regulatory components. 

 

Potential adoption of only aspirational guidelines and objectives for commercial corridor 

As previously mentioned, compatibility with adjacent uses is already a required consideration for 

all rezoning requests and future land use map amendment requests. Another required 

consideration is consistency with the goals, objectives and policies of the Comprehensive Plan. To 

that end, if the City were to adopt language similar to the non-regulatory components of the 

previously proposed amendment it would provide additional policy guidelines that would assist the 

Planning Board and Council when making determinations on requests for rezoning and amending 

the future land use map. Though it would still allow for flexibility in that decision making process as 

needed. Additionally, as the City continues to pursue the initiative of correcting the existing map 

inconsistencies between the future land use map and the zoning map, an amendment such as this 

would provide another tool to help guide the City’s efforts in identifying appropriate map changes. 

 

Potential addition of CHV and PUD-M to allowable districts in TCO and entire CC 

Instead of entirely discounting the regulatory components of the previously proposed amendment, 

the City may also consider allowing an expanded list of zoning districts within the entire Commercial 

Corridor. In this scenario, there would be no TCO, and within the boundaries of a Commercial 

Corridor Overlay, only rezonings to RMF, CLT, CPO, CBD, CHV, PUB, and PUD-M would be 

permitted. Low intensity residential districts (i.e. RSF-1, RSF-2, RMH, RH, and PUD-R) and the 

Industrial district would be prohibited. This would ensure that only commercial, higher density 

residential, public, and mixed uses (highest and best uses) would be possible for development and 

redevelopment within a Commercial Corridor Overlay. Below is the existing description of the 

Commercial future land use designation from the Future Land Use Element of the City’s 

Comprehensive Plan and staff’s proposed amendment language which would implement this 

potential planning option: 
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 Policy 2.1: The following land use designations are established for the purpose of managing future 

growth: 

 * * * * * * * * * * * * * 

d) Commercial. Permitted uses include the full range of offices, retail, personal and business 

services, automotive, wholesale, warehousing, related commercial activities, and accessory uses 

customary to permissible uses. Other uses related to and consistent with commercial 

development such as houses of worship, public facilities, public utilities, communications 

facilities, hospitals, group homes, adult family care homes, assisted living facilities, and limited 

residential use associated with a commercial building, may be permissible under certain 

circumstances. 

1. Commercial development shall not exceed a floor area ratio of 3.00 and the maximum 

impervious surface for development within this category shall not exceed 85 percent of the 

site. 

2. Zoning districts considered appropriate within this future land use category include 

Commercial Professional Office (CPO), Light Commercial (CLT), Heavy Commercial 

(CHV), and Central Business District (CBD). 

 * * * * * * * * * * * * * 

g) Commercial Corridor Overlay. The City recognizes the importance of SR-70 and US-441 as 

the City’s primary commercial corridor roadways and desires to follow a considered, limited, 

and consistent approach to encourage development and expansion of commercial and mixed-use 

opportunities in close proximity to the commercial corridor roadways to eliminate uncertainty 

and foster infill and compatibility with existing development. To this end, the City has identified 

the Commercial Corridor as being that area generally within one to two blocks of each of these 

roadways, but as more specifically delineated as the Commercial Corridor Overlay (CCO) on 

Map 1.2 in the Future Land Use Map Series. 

1. The intent of the CCO is to provide additional and varied commercial opportunities in 

locations in close proximity to the City’s major arterials and adjacent residential areas. 

2. Within the CCO, the continuation of existing uses will be permitted. 

3. Rezoning of lands within the CCO will be limited only to the RMF, CLT, CPO, CBD, CHV, 

PUB, or PUD-M zoning districts, and only within the future land use designations 

appropriate for those districts.  

 

Review and Confirmation of Boundaries 

Whatever planning direction the City decides to go for the commercial corridors, the boundaries of 

any overlay or planning area should be carefully considered in the context of the current Future 

Land Use Map, Zoning Map and existing uses. 
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