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CITY OF OKEECHOBEE, FLORIDA 
BOARD OF ADJUSTMENT MEETING 

SEPTEMBER 21, 2023 
DRAFT SUMMARY OF BOARD ACTION 

I. CALL TO ORDER
Chairperson Hoover called the regular meeting of the Board of Adjustment for the City of
Okeechobee to order on Thursday, September 21, 2023, at 6:03 P.M. in the City Council
Chambers, located at 55 Southeast (SE) 3rd Avenue, Room 200, Okeechobee, Florida (FL),
followed by the Pledge of Allegiance.

II. ATTENDANCE
Roll was taken by Board Secretary Patty Burnette. Chairperson Dawn Hoover, Board Members
Phil Baughman, Carl Berlin, Jr., Karyne Brass, and Alternate Board Members Jon Folbrecht and
Jim Shaw were present. Vice Chairperson Doug McCoy and Board Member Mac Jonassaint
were absent without consent. Chairperson Hoover moved Alternate Board Members Folbrecht
and Shaw to voting position.

III. AGENDA
There were no items added, deferred, or withdrawn from the agenda. 
Motion by Member Brass, seconded by Member Folbrecht, to approve the agenda as 
presented. Motion Carried Unanimously. 
There were no comment cards submitted for public participation for issues not on the 
agenda. 

IV. MINUTES
Motion by Member Brass, seconded by Member Folbrecht to dispense with the reading 
and approve the July 20, 2023, Board of Adjustment Regular Meeting minutes. Motion 
Carried Unanimously. 

V. CHAIRPERSON HOOVER OPENED THE QUASI-JUDICIAL PUBLIC HEARING AT 6:04 P.M.

A. Motion by Member Baughman, seconded by Member Berlin, to defer to November 16,
2023, at the request of Ms. Blair Knighting with Kimley-Horn and Associates, Inc., on
behalf of Mr. Adam Ramsay, Registered Agent, Park Street Okeechobee, LLC, Special
Exception Petition No. 23-001-SE which requests to allow a drive-through service in a
Heavy Commercial Zoning District, (Ref. Code Sec. 90-283(1)), located within the 1200
block along the North side of N Park Street/State Road 70 E, just West of the eastern City
Limits/Northeast 13th Avenue, for the purpose of developing a restaurant with drive-
through service. Motion Carried Unanimously.

CHAIRPERSON HOOVER CLOSED THE QUASI-JUDICIAL PUBLIC HEARING AT 6:06 P.M. 

VI. CITY ADMINISTRATOR UPDATE
No updates provided at this time.

VII. ADJOURNMENT
Chairperson Hoover adjourned the meeting at 6:06 P.M.

Submitted by: 
__________________________ 
Patty M. Burnette, Secretary 

Please take notice and be advised that when a person decides to appeal any decision made by the Board of Adjustment with respect to 
any matter considered at this proceeding, he/she may need to ensure that a verbatim record of the proceeding is made, which record 
includes the testimony and evidence upon which the appeal is to be based. General Services’ media are for the sole purpose of backup 
for official records. 



23-001-SE
Special Exception Staff Report

Applicant| Park Street Okeechobee, LLC 

Parcel Identification| 2-15-37-35-0A00-00010-0000, 3-15-37-35-

0210-00010-0010 

Prepared for The City of Okeechobee 
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CITY OF OKEECHOBEE 1 

General Information 
Owner: William R. Grigsby, Jr.  
Applicant: Park Street Okeechobee, LLC 
Primary Contact: Blair Knighting, AICP (904)-828-3900 
Parcel Identification: 2-15-37-35-0A00-00010-0000, 3-15-37-35-0210-00010-0010 

Note: For the legal description of the project or other information relating 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 

Future Land Use, Zoning, and Existing Use of Subject Property 
Existing Proposed 

Future Land Use Commercial Commercial 
Zoning Heavy Commercial (CHV) Heavy Commercial (CHV) 
Use of Property Vacant Culver’s 
Acreage 2.16 (replat) 2.16 acres 

Future Land Use, Zoning, and Existing Use of Surrounding Properties 

Description of Request and Existing Conditions 
The request for consideration by the City of Okeechobee Board of Adjustment is a Special Exception for a 

drive through service in association with a Culver’s restaurant in the CHV zoning district. A concurrent site 

plan application (23-004-TRC) has been submitted, approval of which should be contingent upon approval 

of this special exception request. The subject site is Lot 2 of the recently approved Park Street Park 

Commerce plat (23-003-TRC).  

Future Land Use Zoning Existing Use 

North Commercial Heavy Commercial (CHV) Vacant, subject to replat 

East 

(Okeechobee County) 
Commercial Corridor Mixed-
Use, Urban Residential Mixed 
Use  

(Okeechobee County) 
Residential Mixed (RM) 
Commercial (C) 
Commercial 2 (C-2) 

Unimproved NE 13th Ave, 
Vehicle Sales, Vacant  

South Commercial 
Heavy Commercial 
(CHV) 

SR-70, Retail, Fast-Food 
Restaurant, Post Office 

West Commercial 
Heavy Commercial 
(CHV) 

Vacant, subject to replat 

https://www.cityofokeechobee.com/agendas.html
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CITY OF OKEECHOBEE 2 

Consistency with LDC Section 70-373 
City LDC Section 70-373(b) requires that applicants for special exception requests must address the 

following standards. The applicant has submitted responses to each standard, which are provided un-

edited below. Staff comments are also provided in response to the standards and the applicant’s 

responses.  

(1) Demonstrate that the proposed location and site is appropriate for the use.

Applicant Response: The proposed use is compatible and appropriate for this location given the

established commercial nature and presence of existing drive-through service restaurants in the

area. Additionally, the proposed project is infill development in a location with existing

infrastructure and utilities.

Staff Comments: The site is located with direct frontage on SR-70, one of the City’s main

commercial corridors, and within the recently approved commercial subdivision plat. Direct

access is proposed to SR-70. Surrounding uses are all existing and proposed commercial uses.

The proposed location and site are appropriate for the drive-though restaurant use.

(2) Demonstrate how the site and proposed buildings have been designed so they are compatible

with the adjacent uses and the neighborhood.

Applicant Response: The proposed Culver's restaurant is not directly adjacent to residential uses.

As depicted on the conceptual site plan, the restaurant building will front State Road 70 and

includes landscaped areas to the north and south of the building, in addition to the setbacks and

a patio space. This design is compatible with the adjacent future commercial uses.

Staff Comments: A detailed analysis of the site design is provided with the staff report for the

companion site plan application, 23-004-TRC, which includes recommendations for approval of

that site plan. The plan is consistent with the city’s landscape buffer requirements and little

buffering should be necessary to ensure compatibility with the surrounding commercial uses.

(3) Demonstrate any landscaping techniques to visually screen the use from adjacent uses.

Applicant Response: As shown on the conceptual site plan, the proposed project will meet all

setback requirements per the Heavy Commercial zoning designation (Section 90.285).

Additionally, all landscaping requirements will be met. As the subject location is not directly

adjacent to residential uses, uncomplimentary screening is not necessary.

Staff Comments:  Please see landscape plan included with plan set for 23-004-TRC.

(4) Demonstrate what is proposed to reduce the impact of any potential hazards, problems or public

nuisance generated by the use.

Applicant Response: Given the commercial nature of the area and the existing drive-through

restaurants in proximity to the site, the nature of the proposed restaurant use with drive-through

service creates no potential problems or public nuisances. The property fronts State Road 70 and

is not directly adjacent to residential uses. Therefore, the proposed use is in a compatible and

appropriate location.
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Staff Comments: The only foreseeable negative impact is related to the potential for vehicle 

stacking to exceed the limits of the site and cause traffic congestion. However, the applicant 

has provided a queuing analysis/statement demonstrating that adequate stacking capacity is 

available onsite to accommodate the estimated peak demand. 

(5) Demonstrate how the utilities and other service requirements of the use can be met.

Applicant Response: The Applicant will work with the Okeechobee Utility Authority to ensure

water and sewer availability. The applicant will also work with the South Florida Water

Management District (SFWMD), the City of Okeechobee, and other pertinent authorities to

establish any additional service requirements for the proposed Culver's drive-through restaurant.

Staff Comments: Infrastructure plans for the proposed plat will address the availability of utility

infrastructure to the site. Letters of availability have been provided from OUA indicating plant

capacity is available.

(6) Demonstrate how the impact of traffic generated will be handled, off site and on site.

Applicant Response: As shown on the conceptual site plan, thoughtful design has been used to

create efficient traffic flow within and throughout the Culver's restaurant site. The proposed

project also includes interconnectivity between adjoining parcels. Additionally, the proposed

development will comply with all City of Okeechobee concurrency fees and requirements.

Staff Comments: The applicant has provided a queuing analysis (included in application

submittal) demonstrating that adequate stacking capacity is available onsite to accommodate

the estimated peak demand.

City LDC Section 70-373(c) provides a list of findings that the Board of Adjustment must address in its 

determination to approve the request, deny the request, or approve the request with conditions. The 

applicant has submitted responses to each finding, which are provided un-edited below. Staff comments 

are also provided in response to the findings and the applicant’s responses. 

(1) The use is not contrary to comprehensive plan requirements.

Applicant Response: The proposed drive-through service use is located in the Commercial Future

Land Use Designation. As demonstrated in the Comprehensive Plan, and further justified below,

the proposed use is appropriate and intended for the Commercial land use designation. The

requested special exception is further justified by meeting the following City of Okeechobee

Comprehensive Plan goals, objectives, and policies:

Objective 12: By the year 2002, the Unified Land Development Code shall be revised to specifically

encourage redevelopment, infill development, compatibility with adjacent uses, and curtailment

of uses inconsistent with the character and land uses of surrounding areas, and shall discourage

urban sprawl, as provided in the following policy:

Policy 12.1: Criteria, standards, and related provisions established in the Land Development Code

for reducing the impacts from any land uses that are not in conformance or are inconsistent with

this Comprehensive Plan shall as a minimum:
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a) Regulate the subdivision and platting of land.

b) Regulate the use, intensity and location of land development in a manner that is

compatible with adjacent land uses and provides delineation in the Conservation

Element.

c) Protect Conservation Use lands designated on the Future Land Use Map and those

delineated in the Conservation Element.

d) Regulate areas subject to seasonal and periodic flooding by requiring adequate drainage

and stormwater.

e) Ensure safe and convenient on-site traffic flow and vehicle parking needs through the Site

Plan review process and off-street parking regulations.

f) Ensure that public facility, utility and service authorization has been procured prior to

issuing any development order and that construction of said facilities, utilities, and

services is concurrent with development.

g) Provide that development orders and permits shall not be issued which result in a

reduction of the level of services for affected public (community) facilities.

The purpose of such regulations shall be to eliminate or reduce use inconsistent with the 

character of the surrounding area. Such criteria, standards, and related provisions shall not cause 

undue hardship, economic or otherwise, to the owners of such nonconforming uses. 

The proposed project is infill development in a location appropriate for a drivethrough service 

use. Additionally, the project is in a location currently serviced by utilities and infrastructure. A 

fast-food restaurant in this location matches the intensity of existing development in proximity 

and is a use that currently exists in the area. Therefore, the proposed project meets the intent of 

this comprehensive plan objective and associated policy. 

Staff Comments: The Okeechobee Comprehensive Plan does not contain any policies which 

would prohibit the requested use. Staff finds that the proposed use is consistent with the 

Commercial Future Land Use Category, as defined within the Comprehensive Plan. 

(2) The use is specifically authorized as a special exception use in the zoning district.

Applicant Response: Per Section 90-283 of the City of Okeechobee's Land Development Code, a

drivethrough service use and structure(s) are permitted in the Heavy Commercial (CHV) zoning

district after issuance of a special exception petition.

Staff Comments: “Restaurant, takeout restaurant, café” is an permitted principal use within the

CHV district, per LDC Section 90-282(3). The drive-through service, proposed for Culver’s, is

listed as a special exception use in the CHV district, as stated in LDC Section 90-283(1).

(3) The use will not have an adverse effect on the public interest.

Applicant Response: The proposed use will not have an adverse effect on the public interest given

the commercial character of the area, the existing infrastructure and utilities to service the

proposed use, and the thoughtful site design.



Special Exception        November 8, 2023 
Staff Report Petition No. 23-001-SE 

CITY OF OKEECHOBEE 5 

Staff Comments: The proposed use provides another service commercial opportunity for 

employment and tax base for the City and is not expected to create any disturbance or adverse 

effects on the public interest.  

(4) The use is appropriate for the location proposed, is reasonably compatible with adjacent uses,

and is not detrimental to urbanizing land use patterns.

Applicant Response: The use is appropriate for the proposed location and is compatible with the

commercial character of the area as well as adjacent uses. It is also infill development and

therefore not detrimental to urbanizing land use patterns and does not contribute to urban

sprawl.

Staff Comments: The subject site and location is reasonably appropriate for the proposed use

and should have no effect on urbanizing land use patterns. The Applicant is proposing infill

development, which will not be detrimental to urbanizing land use patterns.

(5) The use will not adversely affect property values or living conditions, nor be a deterrent to the

improvement or development of adjacent property.

Applicant Response: The requested drive-through service use will not be a deterrent to the

development of adjacent property and may increase the value of the currently vacant parcels.

Staff Comments: The proposed Culver’s drive through will be located within the Park Street

Commerce Center along SR-70, which will support a mix of commercial uses. The subject

property is an ideal location for commercial infill development, consistent with the existing and

proposed development pattern to the north, east, west, and further south. The use will not

adversely affect property values or living conditions, nor be a deterrent to the improvement or

development of adjacent properties..

(6) The use may be required to be screened from surrounding uses, to reduce the impact of any

nuisance or hazard to adjacent uses.

Applicant Response: It is not anticipated that the requested drive-through service will result in

any nuisance or hazard to adjacent uses. Therefore, there are no screening requirements in

addition to the landscape requirements specified by the City of Okeechobee's Land Development

Code.

Staff Comments: No nuisances or hazards are expected that will require special screening.

(7) The use will not create a density pattern that would overburden public facilities such as schools,

streets, and utility services.

Applicant Response: The proposed project does not include any residential uses, therefore it will

have no impact on the capacity of public schools. The project location is serviced by existing

streets and utility services and there are no anticipated decreases in the respective levels of

service that result from the drive-through establishment. The Applicant will comply with all

applicable City of Okeechobee concurrency requirements and fees.
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Staff Comments: The proposed use will not include a residential component therefore, no direct 

effects on density patterns and public-school facilities are expected.  

(8) The use will not create traffic congestion, flooding or drainage problems, or otherwise affect

public safety.

Applicant Response: The Applicant will meet all SFWMD standards and City of Okeechobee

requirements to prevent traffic congestion, flooding or drainage problems, or otherwise adverse

public safety impacts.

Staff Comments: Review of the site plan and the infrastructure plans associated with the plat

will ensure that all stormwater management standards are met.

Recommendation 
Based on the materials and statements provided by the applicant and the foregoing analysis, we 

recommend approval of this special exception request for a car wash in the CHV zoning district.  

Submitted by: 

Ben Smith, AICP 

Director of Planning  

November 8, 2023 

Okeechobee Board of Adjustment Hearing: November 16, 2023 
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Supplemental Exhibits 

Exhibit A: Zoning Map 

Subject 

Property 
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Exhibit B: Future Land Use Map 

Subject 

Property 
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Exhibit C: Existing Land Use Map 

Gas Station/ 

Convenience Store 

Restaurant 

Motorsport 

Dealership 

Vacant 

Residential 

Post Office 

Vacant Holding 

Retail 

Unincorporated 

Okeechobee County 

Mobile-Home 

Neighborhood 

Carwash 
Culvers 



Exhibit 1 November 16, 2023





















































































































23-002-SE
Special Exception Staff Report

Applicant| Park Street Okeechobee, LLC 

Parcel Identification| 2-15-37-35-0A00-00009-0000, 2-15-37-35-0A00-

00009-A000, 2-15-37-35-0A00-00010-0000 

Prepared for The City of Okeechobee 
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CITY OF OKEECHOBEE 1 

General Information 
Owner: William R. Grigsby, Jr.  
Applicant: Park Street Okeechobee, LLC 
Primary Contact: John Herbert IV, PE, johnny@americancivilengineering.com, (407)-376-1777 
Parcel Identification: 2-15-37-35-0A00-00009-0000, 2-15-37-35-0A00-00009-A000, 2-15-37-35-0A00-
00010-0000 

Note: For the legal description of the project or other information relating 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

Description of Request and Existing Conditions 
The request for consideration by the City of Okeechobee Board of Adjustment is a Special Exception for a 
car wash in the CHV zoning district. A concurrent site plan application (23-007-TRC) has been submitted, 
approval of which should be contingent upon approval of this special exception request. The subject site 
is Lot 1 of the recently approved Park Street Park Commerce plat (23-003-TRC). The site plan includes: 

• 3 vehicle entry lanes, each with a menu board for customers to select car wash options and make
payment

• a 4,596 sq/ft automated carwash building

• 5 spaces intended for employees

Future Land Use, Zoning, and Existing Use of Subject Property 

Existing Proposed 

Future Land Use Commercial Commercial 

Zoning Heavy Commercial Heavy Commercial 

Use of Property Vacant Automated Carwash 

Acreage 1.581 Acres (Replat, Lot 1) 1.581 Acres 

Future Land Use, Zoning, and Existing Use of Surrounding Properties 

Future Land Use Zoning Existing Use 

North Commercial Heavy Commercial (CHV) Vacant 

East Commercial Heavy Commercial (CHV) 
Vacant, proposed Culver’s 
restaurant 

South Commercial Heavy Commercial (CHV) 
SR-70, post office, service 
commercial 

West Commercial Heavy Commercial (CHV) Gas station/convenience store 

mailto:johnny@americancivilengineering.com
https://www.cityofokeechobee.com/agendas.html
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• 19 vacuum spaces

The applicant is also requesting that the TRC approve a parking reduction as part of the site plan approval. 
The LDC requires 31 parking spaces for the 4,596. 

Staff analysis of the submitted application and plans is provided below. Areas of deficiency or concern are 
highlighted in yellow. 

Consistency with LDC Section 70-373 
City LDC Section 70-373(b) requires that applicants for special exception requests must address the 

following standards. The applicant has submitted responses to each standard, which are provided un-

edited below. Staff comments are also provided in response to the standards and the applicant’s 

responses.  

(1) Demonstrate that the proposed location and site is appropriate for the use.

Applicant Response: The Site fronts State Road 70 and is located within the Park Street Commerce

Center. The Site is compatible and appropriate for this location given the commercial nature of

the Park Street Commerce Center and the surrounding businesses to be developed within the

Park Street Commerce Center. Additionally, the proposed Car Wash is infill development in a

location with existing infrastructure and utilities.

Staff Comments: The site is located with direct frontage on SR-70, one of the City’s main

commercial corridors, and within the recently approved commercial subdivision plat. Direct

access is proposed to SR-70. Surrounding uses are all existing and proposed commercial uses.

The proposed location and site are appropriate for the car wash.

(2) Demonstrate how the site and proposed buildings have been designed so they are compatible

with the adjacent uses and the neighborhood.

Applicant Response: The Site is not directly adjacent to any residential uses and the applicable

design is compatible with the adjacent future commercial uses. As depicted on the applicable site

plan for the Car Wash (“Site Plan”), the building will front State Road 70 and includes landscaped

areas, in addition to the setbacks. The proposed building shown on the Site Plan is to house the

car wash mechanism, storage, and an office, so no special design effort is required.

Staff Comments: A detailed analysis of the site design is provided with the staff report for the

companion site plan application, 23-007-TRC, which includes recommendations for approval of

that site plan. The plan is largely consistent with the city’s landscape buffer requirements and

little buffering should be necessary to ensure compatibility with the surrounding commercial

uses.

(3) Demonstrate any landscaping techniques to visually screen the use from adjacent uses.

Applicant Response: As shown on the Site Plan, the Site will meet all setback requirements per

the Heavy Commercial zoning designation. Additionally, all landscaping requirements will be met.
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As the subject location is not directly adjacent to residential uses, uncomplimentary screening is 

not necessary.  

Staff Comments: Please see landscape plan included with plan set for 23-007-TRC. 

(4) Demonstrate what is proposed to reduce the impact of any potential hazards, problems or public

nuisance generated by the use.

Applicant Response: Given the commercial nature of the Park Street Commerce Center, the

proposed Car Wash creates no potential problems or public nuisances. The Site fronts State Road

70 and is not directly adjacent to residential uses. Therefore, the proposed use is in a compatible

and appropriate location.

Staff Comments: The only foreseeable negative impact is related to the potential for vehicle

stacking to exceed the limits of the site and cause traffic congestion. However, the applicant

has provided a queuing analysis/statement demonstrating that adequate stacking capacity is

available onsite to accommodate the estimated peak demand.

(5) Demonstrate how the utilities and other service requirements of the use can be met.

Applicant Response: Applicant has verified with Okeechobee Utility Authority (“OUA”) that the

utilities and other service requirements of the proposed use will be met. Moreover, Applicant will

continue to work with OUA to ensure water and sewer availability. Applicant will also work with

the South Florida Water Management District (“SFWMD”) and other governmental authorities to

establish any additional service requirements for the proposed use. In furtherance of the

foregoing, the Car Wash will utilize a water recycle system to reduce the demands and increase

environmental sustainability.

Staff Comments: Infrastructure plans for the proposed plat will address the availability of utility

infrastructure to the site. Letters of availability have been provided from OUA indicating plant

capacity is available.

(6) Demonstrate how the impact of traffic generated will be handled, off site and on site.

Applicant Response: As shown on the Site Plan, the proposed use corrects existing road traffic

safety hazards along a turnout onto State Road 70 and thoughtful design has been used to create

efficient traffic flow within and throughout the Site. The proposed Car Wash also includes

interconnectivity between adjoining parcels. In furtherance of the foregoing, the proposed Car

Wash will have sufficient vehicular storage onsite to store vehicles that will be waiting to wash

their vehicles, so no backup onto State Road 70 is anticipated. Additionally, the proposed Car

Wash will comply with all of the City’s concurrency fees and requirements.

Staff Comments: The applicant has provided a queuing analysis/statement demonstrating that

adequate stacking capacity is available onsite to accommodate the estimated peak demand as

follows:

“Typical carwashes previously designed by applicant account for a two car drive capable 

of queuing 12 cars.  The proposed carwash has a third lane capable of queuing 18 cars 

outside of the drive aisle.  The carwash has 33 trips per peak hour as estimated in the 
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traffic report.  The service time per car based on the automation line is 4 minutes for the 

longest wash (15 cars/hr). Assuming the peak 33 trips/hr – 15 cars/hr = 18 cars 

remaining which fit within the que provided.  This que ignores the past pay gate staging 

area offering additional 6 que spaces.  The carwash meets or exceeds the worse design 

case of queuing for automated carwashing.”  

City LDC Section 70-373(c) provides a list of findings that the Board of Adjustment must address in its 

determination to approve the request, deny the request, or approve the request with conditions. The 

applicant has submitted responses to each finding, which are provided un-edited below. Staff comments 

are also provided in response to the findings and the applicant’s responses. 

(1) The use is not contrary to comprehensive plan requirements.

Applicant Response: The Site is zoned Heavy Commercial and located in the Commercial Future

Land Use Designation. As demonstrated in the Comprehensive Plan, and further justified below,

the proposed use is appropriate and intended for the Commercial Future Land Use Designation.

The requested special exception is further justified by meeting the following City of Okeechobee

Comprehensive Plan goals, objectives, and policies:

A. Objective 12: By the year 2002, the Unified Land Development Code shall be revised to

specifically encourage redevelopment, infill development, compatibility with adjacent uses, and

curtailment of uses inconsistent with the character and land uses of surrounding areas, and shall

discourage urban sprawl, as provided in the following policy:

i. Policy 12.1: Criteria, standards, and related provisions established in the Land Development

Code for reducing the impacts from any land uses that are not in conformance or are inconsistent

with this Comprehensive Plan shall as a minimum:

(a) Regulate the subdivision and platting of land.

(b) Regulate the use, intensity, and location of land development in a manner that is compatible

with adjacent land uses and provides delineation in the Conservation Element.

(c) Protect Conservation Use lands designated on the Future Land Use Map and those delineated

in the Conservation Element.

(d) Regulate areas subject to seasonal and periodic flooding by requiring adequate drainage and

stormwater.

(e) Ensure safe and convenient on-site traffic flow and vehicle parking needs through the Site Plan

review process and off-street parking regulations.

(f) Ensure that public facility, utility, and service authorization has been procured prior to issuing

any development order and that construction of said facilities, utilities, and services is concurrent

with development.

(g) Provide that development orders and permits shall not be issued which result in a reduction

of the level of services for affected public (community) facilities.
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The purpose of such regulations shall be to eliminate or reduce use inconsistent with the 

character of the surrounding area. Such criteria, standards, and related provisions shall not cause 

undue hardship, economic or otherwise, to the owners of such nonconforming uses. The 

proposed use is infill development in a location appropriate for a carwash. Additionally, the 

proposed use is in a location currently serviced by utilities and infrastructure. A car wash in this 

location matches the intensity of existing development in proximity and is a use that currently 

exists in the area. Therefore, the proposed use meets the intent of this comprehensive plan 

objective and associated policy. 

Staff Comments: The Okeechobee Comprehensive Plan does not contain any policies which 

would prohibit the requested use. Staff find that the proposed use is consistent with the 

Commercial Future Land Use Category, as defined within the Comprehensive Plan. 

(2) The use is specifically authorized as a special exception use in the zoning district.

Applicant Response: Per Section 90-283(2) of the City’s Land Development Code, an “Auto Service

Station, Car Wash” use and structure(s) are permitted in the Heavy Commercial zoning district

after issuance of a special exception petition.

Staff Comments: The use is specifically authorized as a special exception use in the CHV district,

as stated in LDC 90-283(2).

(3) The use will not have an adverse effect on the public interest.

Applicant Response: The proposed use will not have an adverse effect on the public interest given

the commercial character of the Park Street Commerce Center, the existing and future

infrastructure and utilities to service the proposed use, and the thoughtful design of the Car Wash

and the Park Street Commerce Center.

Staff Comments: The proposed use provides another service commercial opportunity for

employment and tax base for the City and is not expected to create any disturbance or adverse

effects on the public interest.

(4) The use is appropriate for the location proposed, is reasonably compatible with adjacent uses,

and is not detrimental to urbanizing land use patterns.

Applicant Response: The use is appropriate for the proposed location and is compatible with the

commercial character of the Park Street Commerce Center as well as adjacent uses. It is also infill

development and therefore not detrimental to urbanizing land use patterns and does not

contribute to urban sprawl.

Staff Comments: The subject site and location is reasonably appropriate for the proposed use

and should have no effect on urbanizing land use patterns. The Applicant is proposing infill

development, which will not be detrimental to urbanizing land use patterns.

(5) The use will not adversely affect property values or living conditions, nor be a deterrent to the

improvement or development of adjacent property.
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Applicant Response: The use will not adversely affect the property values or living conditions, nor 

be a deterrent to the development of adjacent property(ies) as the Car Wash is an integral part 

of the Park Street Commerce Center. Moreover, the property to the west is a RaceTrac Gas Station 

with plans to develop the remaining outparcels for commercial uses. The Park Street Commerce 

Center, including the Car Wash, will greatly increase the property values in the surrounding area 

and drive more interest to the City from other developers and investors as is already clearly 

evident by the recent surge in site plan and plat applications submitted to the City. 

Staff Comments: The proposed car wash will be located within the Park Street Commerce 

Center along SR-70, which will support a mix of commercial uses. The subject property is an 

ideal location for commercial infill development, consistent with the existing and proposed 

development pattern to the north, east, west, and further south. The use will not adversely 

affect property values or living conditions, nor be a deterrent to the improvement or 

development of adjacent properties.  

(6) The use may be required to be screened from surrounding uses, to reduce the impact of any

nuisance or hazard to adjacent uses.

Applicant Response: It is not anticipated that the use will result in any nuisance or hazard to

adjacent uses. Therefore, there are no screening requirements in addition to the landscape

requirements specified by the City’s Land Development Code.

Staff Comments: No nuisances or hazards are expected that will require special screening.

(7) The use will not create a density pattern that would overburden public facilities such as schools,

streets, and utility services.

Applicant Response: The proposed use does not include any residential uses, therefore it will have

no impact on the capacity of public schools. The Site is serviced by existing streets and utility

services and there are no anticipated decreases in the respective levels of service that result from

the Car Wash. Applicant will comply with all applicable concurrency requirements and fees of the

City.

Staff Comments: The proposed use will not include a residential component therefore, no direct

effects on density patterns and public-school facilities are expected.

(8) The use will not create traffic congestion, flooding or drainage problems, or otherwise affect

public safety.

Applicant Response: Applicant will meet all standards of SFWMD and the City’s requirements to

prevent traffic congestion, flooding or drainage problems, or otherwise adverse public safety

impacts.

Staff Comments: Review of the site plan and the infrastructure plans associated with the plat

will ensure that all stormwater management standards are met.
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Recommendation 
Based on the materials and statements provided by the applicant and the foregoing analysis, we 

recommend approval of this special exception request for a car wash in the CHV zoning district.  

Submitted by: 

Ben Smith, AICP 

Director of Planning  

November 8, 2023 

Okeechobee Board of Adjustment Hearing: November 16, 2023 
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Supplemental Exhibits 

Exhibit A: Zoning Map 
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Exhibit B: Future Land Use Map 
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Exhibit C: Existing Land Use Map 

Gas Station/ 

Convenience Store 

Restaurant 

Motorsport 

Dealership 

Vacant 

Residential 

Post Office 

Vacant Holding 

Retail 

Unincorporated 

Okeechobee County 

Mobile-Home 

Neighborhood 

Carwash 
Culvers 



Exhibit 2 November 16, 2023

























































 
 

 

FEBRUARY 13, 2023 

CITY OF OKEECHOBEE 
55 SE 3RD AVE 
OKEECHOBEE FL, 34974 
 
SUBJECT: AGENT AUTHORIZATION FORM  
 

 

I/WE, K2 OKEECHOBEE, LLC, AS THE APPLICANT FOR THE PROPERTY DESCRIBED AS PARK 
STREET CARWASH ON PARCELS 2-15-37-35-0A00-00009-A000, 2-15-37-35-0A00-00009-0000, 
& 2-15-37-35-0A00-00010-0000 (IN CONJUNCTION WITH PARK STREET COMMERCE CENTER 
MASTER DEVELOPMENT), DO HEREBY AUTHORIZE TO ACT AS MY/OUR AGENT, JOHNNY 
HERBERT IV, PE OF AMERICAN CIVIL ENGINEERING COMPANY, TO EXECUTE ANY PETITIONS 
OR OTHER DOCUMENTS NECESSARY TO AFFECT THE APPLICATION APPROVAL REQUESTED 
AND MORE SPECIFICALLY DESCRIBED AS FOLLOWS, SITE PLAN APPROVAL & SPECIAL 
EXCEPTION – CARWASH, AND TO APPEAR ON MY/OUR BEHALF BEFORE ANY 
ADMINISTRATIVE OR LEGISLATIVE BODY IN THE CITY CONSIDERING THIS APPLICATION TO 
ACT IN ALL ASPECTS AS OUR AGENT IN MATTERS PERTAINING TO THE APPLICATION. 
 
 
 
 
DATE: _______________  ________________________________     _____________________ 

    SIGNATURE OF APPLICANT    PRINT NAME 
 
 
 

  

2/13/2023 Jackson Kirby
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DATE: REVISIONS: BY:

FB./PG.

CKD   REB

OFF    EGB DATE 10/05/23

FLD   JF, DF RJ #1/20-22

BOUNDARY SURVEY
HIGHWAY 70 EAST

OKEECHOBEE, FLORIDA 34972

BOUNDARY SURVEY
LOCATED IN SECTION 15; TOWNSHIP 37 SOUTH; RANGE 35 EAST

GRAPHIC SCALE

1 INCH =  30   FT.
(INTENDED DISPLAY SCALE 24"X36")

LEGAL DESCRIPTION:

LOT 1, PARK STREET COMMERCE CENTER , ACCORDING TO THE PLAT THEREOF, AS RECORDED IN PLAT BOOK
??, PAGE ??, OF THE PUBLIC RECORDS OF OKEECHOBEE COUNTY, FLORIDA.

SURVEYOR'S NOTES:
1. THE SURVEY DATE IS OCTOBER 5, 2023.

2. THIS IS A BOUNDARY SURVEY, AS DEFINED IN CHAPTER 5J-17.050(11) OF THE FLORIDA ADMINISTRATIVE CODE.

3. THIS SURVEY MAP AND REPORT OR THE COPIES THEREOF ARE NOT VALID WITHOUT THE SIGNATURE AND THE ORIGINAL
SEAL OF A FLORIDA LICENSED SURVEYOR AND MAPPER.

4. ADDITIONS OR DELETIONS TO SURVEY MAPS OR REPORTS BY OTHER THAN THE SIGNING PARTY OR PARTIES IS
PROHIBITED WITHOUT WRITTEN CONSENT OF THE SIGNING PARTY OR PARTIES.

5. BEARINGS SHOWN HEREON ARE BASED ON GRID NORTH, AND ARE REFERENCED TO THE FLORIDA STATE PLANE
COORDINATE SYSTEM, EAST ZONE, NORTH AMERICAN DATUM OF 1983, 2011 ADJUSTMENT. THE BEARING BASE FOR THIS
SURVEY IS THE SOUTH RIGHT OF WAY LINE OF, SAID LINE BEARS NORTH 89°49'32" EAST AND ALL OTHER BEARINGS ARE
RELATIVE THERETO.

6. THE COORDINATE SYSTEM UTILIZED HEREON IS REFERENCED TO THE FLORIDA STATE PLANE COORDINATE SYSTEM,
EAST ZONE, NORTH AMERICAN DATUM OF 1983, 2011 ADJUSTMENT (NAD83/2011), AS ESTABLISHED USING REAL-TIME
KINEMATIC GLOBAL POSITIONING SYSTEM (RTK GPS) SURVEY METHODS. THE CORRECTED POSITIONS COMPUTED WERE
VERIFIED THROUGH A REDUNDANCY OF MEASUREMENTS. ALL DISTANCES SHOWN HEREON ARE IN GRID U.S. SURVEY
FEET.

7. THIS SURVEY DOES NOT HAVE THE BENEFIT OF A CURRENT TITLE COMMITMENT, OPINION, OR ABSTRACT. DURING THE
COURSE OF THE SURVEY SOME SEARCHES OF THE PUBLIC RECORDS WERE MADE, BUT THESE SEARCHES WERE NOT
EXHAUSTIVE AND SHOULD NOT BE CONSIDERED A SUBSTITUTE FOR A PROPER TITLE COMMITMENT, OPINION, OR
ABSTRACT OBTAINED FROM A TITLE AGENCY OR OTHER TITLE PROFESSIONAL.

8. ADJOINING PROPERTY INFORMATION WAS OBTAINED FROM OKEECHOBEE COUNTY PROPERTY APPRAISER OFFICE AND
PER UNRECORDED PLAT.

9. SUBJECT PROPERTY IS LOCATED IN FLOOD ZONE X PER FEMA MAP NUMBER 12093C, PANEL NUMBER 0480C, WITH AN
EFFECTIVE DATE OF 07/16/15.

CERTIFICATION:
I HEREBY CERTIFY THAT THE ATTACHED SURVEY IS TRUE AND
CORRECT TO THE BEST OF MY KNOWLEDGE AND BELIEF AND
THAT IT MEETS THE STANDARDS OF PRACTICE SET FORTH BY
THE FLORIDA BOARD OF PROFESSIONAL SURVEYORS AND
MAPPERS IN CHAPTER 5J-17,FLORIDA ADMINISTRATIVE CODE.

FOR THE BENEFIT OF THE FOLLOWING PARTIES ONLY:

1) PARK STREET OKEECHOBEE, LLC.

FOR THE FIRM:
BSM & ASSOCIATES, INC.

______________________________DATE___________
RICHARD E. BARNES III
PROFESSIONAL SURVEYOR AND MAPPER
STATE OF FLORIDA LICENSE NO. 7074
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	City of Okeechobee
	Board of Adjustment Meeting
	55 Southeast Third Avenue, Okeechobee, FL 34974
	November 16, 2023
	List of Exhibits
	Staff Report/Exhibit 2 Special Exception Petition No. 23-002-SE

	2023-09-21 BOA Minutes-DRAFT.pdf
	City of Okeechobee, Florida
	Board of Adjustment Meeting
	September 21, 2023
	DRAFT Summary of Board Action
	I. CALL TO ORDER
	Chairperson Hoover called the regular meeting of the Board of Adjustment for the City of Okeechobee to order on Thursday, September 21, 2023, at 6:03 P.M. in the City Council Chambers, located at 55 Southeast (SE) 3rd Avenue, Room 200, Okeechobee, Flo...

	II. ATTENDANCE
	Roll was taken by Board Secretary Patty Burnette. Chairperson Dawn Hoover, Board Members Phil Baughman, Carl Berlin, Jr., Karyne Brass, and Alternate Board Members Jon Folbrecht and Jim Shaw were present. Vice Chairperson Doug McCoy and Board Member M...

	III. AGENDA
	A. There were no items added, deferred, or withdrawn from the agenda.
	B. Motion by Member Brass, seconded by Member Folbrecht, to approve the agenda as presented. Motion Carried Unanimously.
	C. There were no comment cards submitted for public participation for issues not on the agenda.

	IV. MINUTES
	A. Motion by Member Brass, seconded by Member Folbrecht to dispense with the reading and approve the July 20, 2023, Board of Adjustment Regular Meeting minutes. Motion Carried Unanimously.

	V. CHAIRPERSON HOOVER OPENED THE QUASI-JUDICIAL PUBLIC HEARING AT 6:04 P.M.
	A. Motion by Member Baughman, seconded by Member Berlin, to defer to November 16, 2023, at the request of Ms. Blair Knighting with Kimley-Horn and Associates, Inc., on behalf of Mr. Adam Ramsay, Registered Agent, Park Street Okeechobee, LLC, Special E...

	VI. CITY ADMINISTRATOR UPDATE
	VII. ADJOURNMENT
	Chairperson Hoover adjourned the meeting at 6:06 P.M.
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