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General Information 

Applicant /Owner  Blue Spring Holdings, LLC 

Applicant Address 10860 SW 25th Street 
Davie, FL  33324 

Applicant Email Address gad4545@gmail.com 

Site Address NE 9th Avenue 

Parcel Identification 2-15-37-35-0A00-00003-0000 

Contact Person Steven L Dobbs 

Contact Phone Number 863.824.7644 

Contact Email Address sdobbs@stevedobbsenginering.com 
For the legal description of the project or other information regarding this application, 
please refer to the application submittal package which is available by request at City 
Hall and is posted on the City’s website prior to the advertised public meeting at  
https://www.cityofokeechobee.com/agendas.html 

 
 
Request 

The matter before the Local Planning Agency and City Council is an application for an amendment 
to the Future Land Use Map (FLUM) for a 54.8 acre parcel. The parcel is currently designated 
Single Family Residential on the Future Land Use Map. The applicant’s request is to change 16.8 
acres to Commercial and to change the remaining 38 acres to Multi Family Residential. The 
applicant has submitted a concurrent request to rezone 16.8 acres to Heavy Commercial and the 
remaining 38 acres to Residential Multiple Family. 
If approved for this request and the rezoning, the applicant has stated plans to construct a storage 
facility on the commercial portion and multifamily residential on the remaining area. 
 

Future Land Use, Zoning and Existing Use 

 Existing Proposed 
Future Land Use Single Family Residential Commercial and Multifamily Residential 

Zoning  Holding Heavy Commercial and Residential 
Multiple Family 

Use of Property Vacant Storage Facility and Multifamily Housing 

Acreage 54.793 acres 54.793 acres 
 
 
 

https://www.cityofokeechobee.com/agendas.html
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Future Land Use, Zoning, and Existing Use on Surrounding Properties 

North 

Future Land Use Industrial 
Zoning Industrial 

Existing Use Vacant 

East 
Future Land Use Okeechobee County Urban Residential Mixed Use 
Zoning Okeechobee County Residential Mixed 

Existing Use Residential, Commercial and Vacant 

South 

Future Land Use Single Family Residential and Commercial 
Zoning Residential Mobile Home and Heavy Commercial 

Existing Use Mobile Homes and Vacant 

West 

Future Land Use Industrial and Single Family Residential 
Zoning Industrial and Residential Single Family 

Existing Use Residential and Vacant 
 
 
General Analysis and Staff Comments 

A. Qualification for Amendment 
Based on the size of the property (54.793 acres), this application does not qualify as a small-
scale development amendment under Chapter 163, F.S. and must be processed according 
to the expedited state review process for adoption of comprehensive plan amendments. 

B. Current Development Potential as Single-Family Residential 
The property is currently designated as Single Family Residential on the City’s Future Land 
Use Map. Future land use Policy 2.1(a) allows a maximum standard density in the Single-
Family Residential Future Land Use Category of four units per acre or five if the units qualify 
as affordable housing.  Without the affordable housing bonus, 219 single family dwellings 
could potentially be constructed. With the affordable housing bonus, maximum development 
potential for 54.8 acres would be 274 single-family dwellings.  

C. Future Development Potential of 16.8 Acres of Commercial 
The applicant is requesting approval to change the Future Land Use designation to 
Commercial for approximately 16.8 acres of the subject property. While the Commercial 
Future Land Use category allows for a maximum floor area ratio (FAR) of 3.0, the City’s 
most intense commercial zoning district (CHV) only allows a maximum building coverage of 
50% and a maximum building height of 45 feet (without a special use exception). These 
limitations allow for a potential three story structure, a maximum FAR of 1.5 and a maximum 
floor area of approximately 1,097,712 square feet on this 16.8 acre portion of the subject 
parcel. 
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D. Future Development Potential of 38 Acres of Multifamily Residential 
The applicant is requesting approval to change the Future Land Use designation to 
Multifamily Residential for 38 acres of the subject property. The maximum density allowable 
in the Multi-Family Residential Future Land Use Category is 10 units per acre or 11 if the 
units qualify as affordable housing. Without the affordable housing bonus, 380 multifamily 
dwellings could potentially be constructed. With the affordable housing bonus, maximum 
development potential for 38 acres would be 418 single-family dwellings. 
 

E. Adequacy of Public Facilities 
Traffic Impacts 
The applicant has provided a traffic analysis report prepared by Mackenzie Engineering and 
Planning, Inc. The findings that are provided in that report indicate that full development of 
the 16.8 acre commercial portion as a retail use would overburden SR-70 from US-441 to 
14th Avenue. Based on that finding, the recommendation that is provided in the report is to 
limit the FAR of the 16.8 acre portion that the applicant is requesting to change to 
commercial to 0.5.  
In order to ensure that FAR is limited to 0.5, staff recommends that this Future Land Use 
Map amendment be accompanied by a Future Land Use Element text amendment stating 
that this 16.8 acre area is limited to a maximum of 0.5 FAR and/or 365,000 square feet of 
commercial development. There is already precedent for this type of text amendment in the 
City’s Future Land Use Element. Policy 2.6 provides a legal description for a parcel of land 
that lies to the south, adjacent to the subject property, cites Comprehensive Plan 
Amendment #06-C1-001, and limits development of that property to 200,000 square feet of 
commercial development.  
We recommended to the Applicant’s representative, based on the findings of the traffic 
analysis report that they submitted, that a text amendment should be submitted in 
conjunction with this map amendment; but the applicant has declined to do so. Because this 
proposed map amendment exceeds 50 acres in total, it qualifies for review by the Florida 
Department of Economic Opportunity (DEO) and other state agencies, including the Florida 
Department of Transportation (FDOT). It is likely that FDOT will object to this amendment 
based on the finding that SR-70 will be overburdened. 
The traffic analysis report also finds that if the property develops to its maximum potential, 
including both the proposed commercial and multifamily area, the projected maximum trips 
generated will require connection to, or construction of, a two-lane collector or arterial 
roadway to connect to the City/regional roadway network. This will require construction of a 
roadway along the currently unimproved right-of-way of NE 13th St from SR-70 to the subject 
parcel. It is not necessary to construct that roadway at this time, as this may be required 
prior to issuance of a building permit at time of site plan approval. 
 
Demand for Potable Water and Sewer Treatment 
The estimated demand for potable water and wastewater treatment for one single-family 
home is 308 gallons per day (114 gallons per person per day at an average household size 
of 2.7).  Demand for potable water and wastewater treatment for 219 single-family homes 
that could be permitted on 54.8 acres under the current Single-Family Residential Future 
Land Use Designation amounts to approximately 67,452 gallons per day.   
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Demand for potable water and wastewater treatment for 380 multifamily homes that could 
be permitted on 38 acres under the proposed Multifamily Residential Future Land Use 
Designation amounts to approximately 117,040 gallons per day.  
The estimated demand for potable water and wastewater treatment for non-residential floor 
area is 0.15 gallons per day per square foot. Demand for the 1,097,712 square feet of 
commercial square feet that could be permitted on 16.8 acres amounts to approximately 
164,657 gallons per day. 
The combined estimated water and wastewater demand for the proposed multifamily and 
commercial areas is 281,697 gallons per day. The applicant has submitted a letter issued 
by Okeechobee Utility Authority stating that as long as the estimated demand is not greater 
than 1.5 million gallons per day, then there is adequate capacity to accommodate any 
potential development. 
 
Solid Waste 
The applicant has submitted a letter from Waste Management indicating that the 
Okeechobee landfill has adequate capacity to serve the potential multifamily residential 
portion of the project, though the commercial component is not addressed. 
 
Public Schools 
The applicant has submitted a letter from the Okeechobee County School Board indicating 
that the district has adequate capacity to accommodate the 118 new students that are 
estimated to be added based on the addition of 380 multifamily dwelling units. 

 
F. Environmental Impacts 

The National Wetlands Inventory map does not depict any wetlands onsite, though the 
applicant’s soil analysis does indicate that some wetlands are present. If there were 
wetlands, the site has since been cleared and does not provide any unique habitat or unique 
species. The flood map depicts the presence of low lying areas with drainage to Taylor 
Creek.  
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G. Consistency and Compatibility with Comprehensive Plan and Adjacent Uses.  
There are several Comprehensive Plan Objectives and Policies which should be considered 
when determining whether the Applicant’s requested Future Land Use Map amendment is 
consistent with the City’s Comprehensive Plan: 

 Future Land Use Policy 1.1: Approval of development proposals shall continue to be 
conditioned on the availability of facilities and services necessary to serve the proposed 
development and that the facilities meet adopted level of service standards. These adopted level of 
service standards shall be as follows: 

 
Public Facility 

 
LOS Standard  

Potable Water Supply 
 
114 gallons/capita/day   

Wastewater Disposal 
 
130 gallons/capita/day  

Solid Waste Disposal 
 
13 lbs./capita/day.  3 years available landfill capacity  

Stormwater Drainage 
 
Design storm: 25 year/24 hour duration  

Recreation and Open Space 
 
3 acres/1,000 persons  

Roads and Traffic Circulation 
 
Principal Arterial: LOS C.  All Other Roads:   LOS D 

 

Future Land Use Policy 1.1 states the adopted level of service standard for all other 
roadways that are not principal arterials and collectors (i.e. SR-70) is LOS D. The traffic 
analysis report submitted by the applicant indicates that approval of the applicant’s 
requested amendment could result in traffic volumes that exceed the LOS D. Without a 
safeguard, such as a text amendment to limit the commercial floor area of the subject 
property, the proposed map amendment is not consistent with this policy 

 

Future Land Use Policy 2.2: In accordance with property rights policies adopted by the 
Central Florida Regional Planning Council in the Central Florida Regional Policy Plan, the City of 
Okeechobee recognizes and shall continue to protect private property rights. In implementing the 
Comprehensive Plan, the City shall continue to ensure that its land development regulations 
protect the use and value of private property from adverse impacts of incompatible land uses, 
activities and hazards. Planning for land use and public facilities in the City shall consider private 
property rights, and ensure citizen input into government land use decisions affecting property 
rights.  

Future Land Use Policy 2.2 requires the City protect the use and value of private property 
from adverse impacts of incompatible land uses, activities and hazards. Situated between 
a variety of industrial, commercial and residential uses, this property: 

• Surrounds an existing mobile home development on three sides; 

• Is adjacent to a railway running along the northern border with industrial beyond; 

• Is adjacent to heavy commercial, including property that has been approved for a 
RaceTrac gas station to the south; 

• Is bounded by Taylor Creek to the west with industrial and single family residential 
beyond; 

• Lies on the eastern border of the city limits with unincorporated Okeechobee County 
to the east, containing single family residences and aging vacant commercial 
structures.  
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With so many disparate uses surrounding this parcel, compatibility is a complicated thing 
to assess. However, heavy commercial along the railway with multifamily residential on 
the remainder could provide a good transition between the existing industrial and heavy 
commercial uses and the existing residential uses. 

 
Transportation Policy 8.1: The City shall continue to monitor land use development trends and 
traffic levels of service to ensure that needed transportation facilities are provided by developers or 
appropriate government agencies prior to or concurrent with development.  

Transportation Policy 8.2: The City shall not permit new development to occur in locations 
where the existing traffic circulation network is insufficient to accommodate the impacts of the 
development, unless definite provisions are made to provide the necessary capacity prior to or 
concurrent with the development.  

Transportation Objective 9: The City of Okeechobee shall encourage efforts to curtail future 
level of service standard deterioration, particularly along US Highway 441 and  SR 70. 

Since the applicant has not applied for a text amendment to limit the commercial floor area 
of the subject property or proposed any improvements to SR-70 which would increase the 
capacity, the requested map change is inconsistent with the above Transportation 
Element Objective and Policies. 

 
 

Recommendation 
Based on the traffic analysis report provided by the applicant and the foregoing analysis, we find 
this map change should not be approved without an accompanying text amendment to the City’s 
Future Land Use Element which implements the restrictions on commercial floor area that is 
recommended by the traffic engineer. Until that request has been made and can be reviewed, we 
find that the requested map changes are not consistent with the City’s Comprehensive Plan. 
Therefore, we recommend denial of the Applicant’s request to amend the Future Land Use Map 
of the City’s Comprehensive Plan to change the designation of the subject property from Single 
Family Residential to Commercial  and Multifamily Residential. 
Submitted by: 
 
 
Ben Smith, AICP 
October 11, 2021 
Planning Board Public Hearing: October 21, 2021 
City Council Public Hearing:  (TBD)   
 
Attachments: Future Land Use, Subject Site & Environs 
 Proposed Land Use Change 

Zoning, Subject Site & Environs 
Existing Land Use Aerial, Subject Site & Environs   
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FUTURE LAND USE 
SUBJECT SITE AND ENVIRONS 
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PROPOSED LAND USE CHANGE 
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ZONING 
SUBJECT SITE AND ENVIRONS 

  
 

 
 
 
 
 
 
 
 
 
 

 
 

  



Staff Report Applicant: Blue Spring Holdings, LLC 
Large Scale Comprehensive Plan Amendment Petition No. 21-001-LSA 
 

 10 

EXISTING LAND USE 
AERIAL OF SUBJECT SITE AND ENVIRONS 

 

 
 




































































































































































