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ORDINANCE NO. 1226 
 

AN ORDINANCE OF THE CITY OF OKEECHOBEE, FLORIDA; AMENDING 
THE CITY OF OKEECHOBEE COMPREHENSIVE PLAN, ORDINANCE NO. 
635 AS AMENDED, BY REVISING THE FUTURE LAND USE MAP ON 
CERTAIN TRACTS OF LAND MORE PARTICULARLY DESCRIBED 
HEREIN FROM COMMERCIAL TO MULTI-FAMILY RESIDENTIAL 
(APPLICATION NO. 21-003-SSA); PROVIDING FOR INCLUSION OF 
ORDINANCE AND REVISED FUTURE LAND USE MAP IN THE 
COMPREHENSIVE PLAN; PROVIDING FOR CONFLICT; PROVIDING FOR 
SEVERABILITY; PROVIDING FOR AN EFFECTIVE DATE. 

 
 
WHEREAS, the City Council for the City of Okeechobee recognizes the need to plan for 

orderly growth and development; and 
 
WHEREAS, Chapter 163, Florida Statutes provides for amendment to Adopted 

Comprehensive Plans; and 
 
WHEREAS, the City has received and reviewed certain Application (No. 21-003-SSA), 

submitted by submitted by the property owner Mr. Shaun Penrod, for a small-scale 
amendment to the Future Land Use Map of the City's Comprehensive Plan, and said 
Application being reviewed by the City's Planning Board, acting as the Local Planning 
Agency, at a duly advertised Public Hearing held on May 20, 2021, which determined 
such request to be consistent with the Comprehensive Plan and consistent with the 
pattern of future land uses within the City; and 

 
WHEREAS, the City Council has agreed with the recommendation of the Planning Board 

and City Staff as set forth in the Planning Staff Report, and therefore finds that the 
proposed Application complies with the requirements of Florida Statute 163, Part II, 
and that the proposed Application is consistent with the Comprehensive Plan and 
appropriate to the future land uses within the City. 

 
NOW, THEREFORE, it is ordained before the City Council for the City of Okeechobee, 

Florida; presented at a duly advertised public meeting; and passed by majority vote 
of the City Council; and properly executed by the Mayor or designee, as Chief 
Presiding Officer for the City: 

 
SECTION 1: SHORT TITLE. 

 
THIS ORDINANCE shall be known as a "City of Okeechobee Small Scale 
Development Activities Comprehensive Plan Amendment," pursuant to Florida 
Statutes 163.3187, regarding Application No. 21-003-SSA and shall be effective 
within the City limits of the City of Okeechobee, Florida. 

 
SECTION 2: AUTHORITY. 

 
This City of Okeechobee Small Scale Development Activities Comprehensive Plan 
Amendment is adopted pursuant to the provisions of Chapter 163.3187, Part II, 
Florida Statutes. 

 
SECTION 3: REVISIONS TO THE FUTURE LAND USE MAP. 

 
1. The following described land consisting of approximately 2.07 acres is hereby re-

designated for purposes of the Future Land Use Map of the City of Okeechobee 
Comprehensive Plan: 

 
a. Application No. 21-003-SSA, from Commercial to Multi-Family Residential. 

The Legal Description of Subject Property is as follows: 
 

LOTS 1 THROUGH 12, INCLUSIVELY, OF BLOCK 121, CITY OF 
OKEECHOBEE, PLAT BOOK 5, PAGE 5, PUBLIC RECORDS OF 
OKEECHOBEE COUNTY, FLORIDA. 
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SECTION 4: INCLUSION OF ORDINANCE AND REVISED FUTURE LAND USE MAP 
IN THE COMPREHENSIVE PLAN. 

 
It is the intention of the City Council of the City of Okeechobee, Florida that the 
provisions of this Ordinance, and the revisions to the Future Land Use Map which are 
incorporated herein by reference, shall become and be made a part of the City of 
Okeechobee Comprehensive Plan (City of Okeechobee Ordinance No. 635, as 
amended). 
 

SECTION 5: CONFLICT. 
 

All ordinances or parts of ordinances in conflict herewith are hereby repealed. 
 
SECTION 6: SEVERABILITY. 

 
If any provision or portion of this ordinance is declared by any court of competent 
jurisdiction to be void, unconstitutional, or unenforceable, then all remaining 
provisions and portions of this ordinance shall remain in full force and effect. 

 
SECTION 7: EFFECTIVE DATE. 

 
The effective date of this plan amendment shall be thirty-one (31) days after the 
adoption of this Ordinance, if not timely challenged. If timely challenged, this 
amendment shall become effective on the date the State Land Planning Agency or 
the Administration Commission enters a final order determining this adopted 
amendment to be in compliance. No development orders, development permits, or 
land uses dependent on this amendment may be issued or commence before it has 
become effective. 

 
INTRODUCED AND ADOPTED at First Reading and Final Public Hearing on this 6th day of 

July, 2021, pursuant to Florida Statutes 163.3187(2). 

 
       

Dowling R. Watford, Jr., Mayor 
ATTEST: 
 
       
Lane Gamiotea, CMC, City Clerk 
 
 
REVIEWED FOR LEGAL SUFFICIENCY: 
 
       
John J. Fumero, Esq., City Attorney 





















































































































































  
 

 

 

 

 

 

Staff Report   

Small Scale 

Comprehensive Plan Amendment 

 

Prepared for:  The City of Okeechobee 

Applicant:  Mitch Stephens 

Address:   200 NE 3rd Street 

Petition No.:  21-003-SSA 

Request: Change from Commercial to  

Multifamily Residential 
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General Information 

Applicant 

Mitch Stephens 
17705 Middlebrook Way 
Boca Raton, FL  33496 
mitchstephens@gmail.com 
919.201.9913 

Owner 

Shaun Corey and Desiree Penrod 
2437 SW 33rd Circle 
Okeechobee, FL  33974 
penrodconstruction@gmail.com 
863.634.0546 

Site Address 200 NE 3rd Street 

Parcel Identification 

3-15-37-35-0010-01210-0060; 3-15-37-35-0010-01210-0040 
3-15-37-35-0010-01210-0030; 3-15-37-35-0010-01210-0010 
3-15-37-35-0010-01210-0070; 3-15-37-35-0010-01210-0090 
3-15-37-35-0010-01210-0100; 3-15-37-35-0010-01210-0120 

Lots 1 to 12 Block 121 

Contact Person Steven L. Dobbs 

Contact Phone Number 863.824.7644 

Contact Email Address sdobbs@stevedobbsengineering.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 eight contiguous parcels totaling 2.066 acres. The parcels 
are designated Commercial on the Future Land Use Map.  The Applicant is requesting to change 
the Future Land Use designation of this property from Commercial to Multi-Family Residential. 
This request has been submitted with several other concurrent requests: 

1) Rezoning from Residential Single Family to Residential Multiple Family for this subject 

property 

2) Vacation of the 4,500 square foot alley which runs through this subject property 

3) FLUM change from Commercial to Multi-family for adjacent block 110 to the north of this 

subject property 

4) Rezoning from Light Commercial to Residential Multiple Family for adjacent block 110 to 

the north of this subject property 

5) Vacation of the alley which runs through adjacent block 110 to the north of this subject 

property 

The applicant has stated that if approval is granted for these requests, the goal is to build multi-
family structures at the maximum possible density. 

mailto:mitchstephens@gmail.com
mailto:penrodconstruction@gmail.com
https://www.cityofokeechobee.com/agendas.html
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Future Land Use, Zoning and Existing Use 

 Existing Proposed 

Future Land Use Commercial Multi-Family Residential 

Zoning  Residential Single Family Residential Multiple Family 

Use of Property Vacant Multi-Family rental apartments  

Acreage 2.066 acres 2.066 acres 

 

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

North 

Future Land Use Commercial (Proposed change to Multifamily) 

Zoning Light Commercial (Proposed change to Multifamily) 

Existing Use Vacant (Proposed Multifamily) 

East 

Future Land Use Commercial and Single Family Residential 

Zoning 
Commercial Professional Office and Residential Single 
Family 

Existing Use House of Worship 

South 

Future Land Use Commercial and Multifamily 

Zoning Residential Multiple Family and Heavy Commercial 

Existing Use Commercial 

West 

Future Land Use Commercial 

Zoning Heavy Commercial 

Existing Use Commercial 

 
 

General Analysis and Staff Comments 

A. Qualification for Amendment 

Based on the size of the property (2.066 acres), this application qualifies under Chapter 
163, F.S. as a Small-Scale Development Activity Plan Amendment (SSA) to the 
Comprehensive Plan. 

 

B. Current Development Potential as Commercial 

While the Commercial Future Land Use category allows for a maximum 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 135,000 square feet. 
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However, given the parking requirements for most commercial uses and the maximum 
impervious surface ratio allowed in the Heavy Commercial of 85%, it would be difficult to 
provide sufficient parking for 135,000 square feet of commercial use and the maximum floor 
area would likely be further limited by the ability to provide sufficient parking. Additionally, 
given the character of Okeechobee, it would be unusual to exceed two stories. A two-story 
structure with 50% building coverage on 2.066 acres would have a floor area of 
approximately 90,000 square feet. 

 

C. Future Development Potential as Multi-Family Residential 

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. With the affordable 
housing bonus, maximum development potential for 2.066 acres would be 22 multi-family 
dwellings. 

The applicant has also submitted a concurrent request to vacate the alley that runs through 
this subject property. If that request is approved, the area of this parcel will be increased to 
2.17 acres with a potential for 23 multi-family dwelling units. 

 

D. Consistency and Compatibility with Comprehensive Plan and Adjacent Uses.  

Policy 2.2 of the Future Land Use Element recommends that the City protect the use and 
value of private property from adverse impacts of incompatible land uses, activities and 
hazards. 

Objective 12 states that the City of Okeechobee shall encourage compatibility with adjacent 
uses, and curtailment of uses inconsistent with the character and land uses of surrounding 
areas and shall discourage urban sprawl. 

This property is one block away from US-441 and is within the area that is unofficially 
considered the City’s commercial corridor. As such, the applicant’s intended plan for this 
property as multi-family housing is appropriate for this location. High density residential at 
this property provides a transitional buffer between the commercial uses fronting on US-441 
and the lower density residential area to the east. There should be no significant issues 
concerning the compatibility of the proposed multi-family map designation with adjacent 
designations or uses; and the applicant’s request is consistent with the goals, objectives 
and policies of the City’s comprehensive plan.    

 

E. Adequacy of Public Facilities 

Traffic Impacts 

The applicant has provided a traffic analysis report prepared by MacKenzie Engineering & 
Planning. The analysis was conducted based on the area of both this subject parcel as well 
as the adjacent parcel to the south which is the subject of a concurrent request to change 
the future land use from Commercial to Multi-Family Residential, for a total of approximately 
4 acres. The report concludes that the proposed change from Commercial to Multi-Family 
Residential will result in the reduction of potential vehicle trips. Staff agrees with this 
conclusion.  
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The report also concludes that the estimated number of daily vehicle trips to be generated 
by the proposed multi-family projects at both of these sites is 279. However, this is based 
on 10 dwelling units per acre. If the applicant’s units qualify as affordable housing, the 
density could be 11 du/acre and could generate approximately 292 daily vehicle trips. 

Regardless of this difference in estimates, the overall potential for trip generation is still 
decreased by this proposed map change, which lessens the potential strain on the 
surrounding roadway network. 

 

Demand for Potable Water and Sewer Treatment 

The applicant has provided an analysis of the estimated water and sewer demand which 
concludes that potential demand for these services is lessened by the proposed map 
change. Staff agrees with this conclusion.   

 

Demand for Solid Waste Disposal 

The applicant has provided a letter from an engineer with Waste Management which 
generally states that there is adequate capacity in the landfill for the next 100 years.  

  

Demand for Public School Services 

The applicant has provided letter from the Superintendent of the Okeechobee County 
School Board indicating that adequate capacity exists within the district to accommodate 
the estimated 11 students that would be generated by this change in land use.   

 

Recreation and Open Space Demand 

Policy 3.1 of the Recreation and Open Space Element of the City’s Comprehensive Plan 
states the City’s adopted level of service for recreation and open space areas is 3 acres per 
1000 residents. Instead of providing a capacity analysis for the population of the City, the 
applicant has provided a statement in their application indicating that this standard will be 
met for the resident population of this proposed project, by providing on-site facilities at time 
of development plan approval.   

 

F. Environmental Impacts 

The Applicant has provided a wetlands inventory indicating that no wetlands are present on 
the site; a soils map indicating that site is comprised entirely of Immokalee fine sand and is 
suitable for development; a flood hazard map indicating that the site is within an area of 
minimal flood hazard; and general statements that there are no unique habitats or 
endangered species present. 
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Recommendation 

Based on the foregoing analysis, we find the requested Multi-Family Residential Future Land Use 
Designation for the subject property to be consistent with the City’s Comprehensive Plan, 
reasonably compatible with adjacent uses, and consistent with the urbanizing pattern of the area.   
Therefore, we recommend Approval of the Applicant’s request to amend the Future Land Use 
Map of the City’s Comprehensive Plan to change the designation of this property from 
Commercial to Multi-family Residential. 

Submitted by: 

 
Ben Smith, AICP 
Sr. Planner 

May 11, 2021 
 
Planning Board Public Hearing: May 20, 2021 
City Council Public Hearing:  (tentative) June 15, 2021 
 
Attachments: Future Land Use, Subject Site & Environs 

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

______ 
 
 
  



Staff Report Applicant: Mitch Stephens  
Small Scale Comprehensive Plan Amendment Petition No. 21-003-SSA 

 

 7 

ZONING 
SUBJECT SITE AND ENVIRONS 
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EXISTING LAND USE 
AERIAL OF SUBJECT SITE AND ENVIRONS 

 
 
 

 




