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Prepared for The City of Okeechobee 

 

General Information  
Owner: 401 NW 3rd Street, LLC 
Applicant: 321 NW 4th Avenue 
Primary Contact: Sheryl Wells 
Site Address: 321 NW 4th Avenue 
Parcel Identification: 3-15-37-35-0010-01260-0090 
 
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 
 

 
 

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

 

   

Parcel Identification: 
3-15-37-35-0010-01260-0090 

Existing Proposed 

Future Land Use  Commercial  Commercial  

Zoning CPO CPO  

Use of Property Existing professional offices Special Exception; Massage 
therapist on 2nd floor 

Acreage 0.68 0.68 

    

 Future Land Use Zoning Existing Use 

North 
Single-Family 
Residential 

CPO 
(Commercial Professional Office)   

Residential/Office; Medical 
Office 

East Public Facilities 
PU 
(Public Use) Government 

South Commercial 
CPO 
(Commercial Professional Office)  

Office 

West Commercial 
CPO 
(Commercial Professional Office) 

Office 

https://www.cityofokeechobee.com/agendas.html
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Description of Request and Existing Conditions  
The request for consideration by the City of Okeechobee Board of Adjustment is a Special Exception for a 

Massage Therapist office (“use”) within an existing two-story professional office building which contains 

multiple separate commercial units and one residential unit, which was approved by the City’s Board of 

Adjustment as a special exception in 2020. The proposed use will occupy one 465 square foot unit on the 

second floor of the building. The use will have operating hours from 8:00 a.m. to 5:00 p.m., with a potential 

for appointments to be scheduled any day of the week. There will be one employee, which will be the 

massage therapist, who will schedule only one client per appointment. The applicant is not proposing to 

conduct any activities outside of the unit. The applicant notes that a hair salon previously occupied this 

unit as a tenant, a use which is also classified as a personal service pursuant to the definition provided in 

LDC Chapter 66-1.  

  

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: A massage therapist offers quiet services to a limited clientele that will not 

affect the other existing tenants within the building. 

Staff Comments: The proposed massage therapy service is consistent and compatible with the 

existing commercial and personal service uses within the building. The building itself is 

surrounded mainly by commercial and public uses. Shared parking for the building is available 

onsite. The proposed operations include one employee and one patron at a time. At least two 

parking spaces should be reserved in the onsite parking facility by the landlord for the proposed 

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: No outside evidence of this tenant will be visible. No changes to the exterior 

of the existing building will occur due to this type of tenant. Years ago, this building had a hair 

salon as a tenant.  

Staff Comments: The proposed use will be located on the second floor of an existing 

professional office building. No exterior building or site modifications are proposed at this time, 

though it is not anticipated that the proposed use will require any exterior building or site 

modifications. The surrounding land use pattern consists of commercial and public uses and will 

not be negatively impacted by the proposed massage therapy service. Existing and previous 
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professional service uses within the building have not posed any compatibility issues that staff 

is aware of.  

 

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

Applicant Response: Due to the second floor location, this is not applicable.  

Staff Comments: The proposed professional service use will be located in an existing office 

building; therefore, no additional landscaping should be necessary to screen the use. Due to the 

use location in an existing, functioning office building, the proposed use will have no external 

impacts requiring screening.  

 

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

nuisance generated by the use.  

Applicant Response: Landlord shall hold the massage therapist tenant to the same standards of 

care as all other tenants.   

Staff Comments:  The massage therapist will operate during standard business hours and will 

only have capacity to provide services to one (1) patron at a time. If deemed necessary, 

additional conditions on the operation may be required by the Board as a condition of approval 

of this request. 

 

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

Applicant Response: The existing building is serviced for water/sewer by OUA and paid for by the 

landlord. All rental units have their own electric meter and are responsible for establishing an 

account with FPL and paying the monthly bills.  

Staff Comments: The utilities and other service requirements of the existing office building have 

been accounted for. As the applicant indicated, the building currently receives water and sewer 

and all rental units have their own electric meter. 

 

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

Applicant Response: Due to the limited clientele of the proposed tenant, there will be little, if any, 

additional traffic generated by the massage therapy service.  

Staff Comments: The proposed massage therapist use poses a de minimis impact on the 

surrounding roadway network. The applicant indicated the massage therapist will be the only 

employee and will only have capacity for one patron at a time. Therefore, the use will require 

two parking spaces total during operating hours of 8:00 a.m. to 5:00 p.m. This practical parking 

requirement is consistent with the City’s codified parking standards, which require two spaces 
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per chair for barbershops, beauty shops and nail salons; and one parking space per 300 sq ft of 

floor area for personal service uses. As such, two of the 18 onsite parking spaces should be 

allocated by the landlord towards this use. Additionally, it should be noted that the site has 

direct access to on-street parking provided on NW 3rd Street, and in the event that all spaces 

on-site are utilized, there is available street parking nearby and on other surrounding streets 

that could supplement the parking required for the proposed use.   

 

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: Allowing a massage therapist to occupy a 2-floor unit within the building will 

have little, if any, impact on the existing tenants or the neighboring properties.  

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

would prohibit the requested use. Personal services are listed as permissible uses within the 

Commercial Future Land Use Category, in which the project is located. 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: Yes, Sec. 90-223 – Special Exception Uses allows an exception for “personal 

services”.  

Staff Comments: Agreed. Personal Services is an allowed special exception use within the 

Commercial Professional and Office (CPO) zoning district.  

 

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

Applicant Response: No 

Staff Comments: It is not expected that inclusion of this use to the subject property will create 

any disturbance or adverse effects. The applicant is proposing to utilize this existing unit at the 

subject property to provide a service within the community.  

 

(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: Yes – see answer to question #1 above.   
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Staff Comments: As previously mentioned, the requested use is to be included on the second 

floor in a unit of an existing office building. Staff finds that the subject site and location is 

reasonably appropriate for the proposed use and should have no effect on 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: No – see answer to question #1 above.  

Staff Comments: The special exception request seeks approval of a personal service use 

(massage therapist) to operate within a unit of an existing office building containing other 

professional and personal offices uses. The property to the north, south, east and west of the 

project site are already developed and are located in an urbanized area of the City. The 

requested use will be located in an existing unit of an existing office building. Therefore, there 

is no indication that the requested use will adversely affect property values or living conditions, 

nor be a deterrent to the improvement or development of adjacent property. 

 

(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: This is not applicable – proposed tenant suite is located on the 2nd floor of an 

existing building.  

Staff Comments: Due to the nature of the request as described above, staff is not 

recommending that any additional landscaping or other screening be necessary as a condition 

of approval of this request. 

 

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

streets, and utility services.  

Applicant Response: This is not applicable – a tenant occupying an existing commercial suite will 

not have any affect on public facilities.  

Staff Comments: The proposed use will not generate any demand on the local school system. 

The description of the proposed use provided by the applicant states that the massage therapist 

will be the only employee and a maximum of one (1) patient can be seen at a time. Staff is 

recommending a condition of approval that patients will not be permitted to park on-site 

overnight. Demand for utilities will not have a significant impact on the OUA’s capacity. Based 

on the nature of the proposed use, the limited number of staff and patrons, and the existing 

on-site parking facilities, the use will not create a burden on streets.   
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(8) The use will not create traffic congestion, flooding or drainage problems, or otherwise affect 

public safety.  

Applicant Response: No 

Staff Comments: The site has good access proximate to US-441 and the estimated traffic 

generation associated with the proposed use should amount of any significance that would 

overburden local roadways. Additionally, vehicle trip generation associated with some type of 

commercial use should have been contemplated and planned at the time the existing building 

was constructed. 

 

 

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

recommend approval of this special exception request subject to the following conditions: 

1. No vehicle in any way associated with a patron shall be left at the facility overnight (between the 

hours of 7pm to 7am). 

2. The personal service use is limited to the following hours of operation: 8:00 a.m. to 5:00 p.m.  

 

 

Submitted by: 

 

Ben Smith, AICP 

Director of Planning  

October 28, 2022 

Okeechobee Board of Adjustment Hearing: November 17, 2022 
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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 

 

Government Commercial/Offices 

Commercial/Offices 

Government 

Commercial 



City of Okeechobee 
General Services Department 
55 S.E. 3

rd 
Avenue, Room 101

Okeechobee, Florida 34974-2903 
Phone: (863) 763-3372, ext. 9820 

Date: q .. a1,-��
Fee Paid: .'100,()() 
1 st Hearing: I f-/'7-d�
Publication Dates: 

Petition No. 
Jurisdiction: 
2na Hearing: 

Fax: (863) 763-1686 Notices Mailed: 11-�-3d\

Rezone, Special Exception and Variance 
APPLICANT INFORMATION 

1 Name of property owner(s): 401 NW 3rd Street, LLC 
2 Owner mailing address: 305 NW 4th Ave, Okeechobee, FL 34972 
3 Name of applicant(s) if other than owner 
4 Applicant mailing address: 

E-mail address: sheryl@closeconstructionllc.com
5 Name of contact person (state relationship): Sheryl Wells (property manager) 
6 Contact person daytime phone(s): 863-46 7-0831 

I PROPERTY INFORMATION 

Property address/directions to property: 
7 321 NW 4th Avenue, Okeechobee, FL 34972 

Describe current use of property: 
Professional Office Building 

� a-004--S � 

BoA 

N}A

Describe improvements on property (number/type buildings, dwelling units, occupied or vacant, etc. 

9 Two story professional office building with 23 units. There is one residential unit within the building as approved
by the City 7 /2020 by Special Exception. 
Source of potable water: OUA Method of sewage disposal: QUA 

10 Approx. acreage: .688 Is property in a platted subdivision? City of Okeechobee 
Is there a use on the property that is or was in violation of a city or county ordinance? If so, describe: 

11 No 

12 Is a pending sale of the property subject to this application being granted? No 
Describe uses on adjoining property to the North: 

13 
North: Sheriff's Office East: County Courthouse 

South: Business Offices West: House 

14 Existing zoning: CPO Future Land Use classification: Commercial 

15 
Have there been any prior rezoning, special exception, variance, or site plan approvals on the 
property? (_) No (_X, _ _)Yes. If yes provide date, petition number and nature of approval. See 

. .I.. J 

16 Request is for:(_) Rezone (_!__) Special Exception (_) Variance 
17 Parcel Identification Number: 3-15-37-35-0010-01260-0090 / 

(Rev 4/2020) Page 1 of 11 

Exhibit 2 November  17, 2022












































