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V.

CITY OF OKEECHOBEE, FLORIDA
PLANNING BOARD MEETING
MARCH 18, 2021
DRAFT SUMMARY OF BOARD ACTION

CALL TO ORDER

Chairperson Hoover called the regular meeting of the Planning Board for the City of
Okeechobee to order on Thursday, March 18, 2021, at 6:32 P.M. in the City Council
Chambers, located at 55 Southeast Third Avenue, Room 200, Okeechobee, Florida.

ATTENDANCE

Roll was taken by Board Secretary Patty Burnette. Chairperson Dawn Hoover, Vice
Chairperson Doug McCoy, Board Members Phil Baughman, Karyne Brass, Rick
Chartier, and Mac Jonassaint were present. Alternate Board Member Jim Shaw was
present. Board Member Felix Granados and Alternate Board Member Joe Papasso
were absent with consent. Chairperson Hoover moved Alternate Board Member Shaw
to voting position.

AGENDA
A. There were no items added, deferred, or withdrawn from the agenda.
B. Motion by Member Brass, seconded by Member Jonassaint to approve the

agenda as presented. Motion Carried Unanimously.

MINUTES

A. Motion by Member Chartier, seconded by Member Jonassaint to dispense with
the reading and approve the January 21, 2021, Regular Meeting and Workshop
minutes and the February 18, 2021, Workshop minutes. Motion Carried
Unanimously.

CHAIRPERSON HOOVER OPENED THE PUBLIC HEARING AT 6:33 P.M.

A. Land Development Regulations (LDR) Text Amendment Petition No. 21-001-TA
proposes to amend Sections 90-483 through 90-484; remove Section 90-485 and
move limitations for parking reduction approvals to Section 90-483; add Form 21
Parking Reduction Petition, to Appendix A and add an application fee of $250.00
to Appendix C.

1. City Planning Consultant Mr. Ben Smith of LaRue Planning and
Management Services reviewed the Planning Staff Report and draft
ordinance.

2. The following public comments we offered: Mr. Steven Dobbs, 209
Northeast 2" Street, Okeechobee, commented maybe a standard parking
requirement should be created for properties that are considered “strip
malls” as it appears that in several instances property owners are unable
to lease out all their units because of the current parking requirements for
each type of use.

3. There were no Ex-Parte disclosures offered.

4. Motion by Member Chartier, seconded by Member Jonassaint to
recommend the City Council approve LDR Text Amendment Petition No.
21-001-TA as presented in Exhibit 1. Motion Carried Unanimously. The
recommendation will be forwarded to the City Council for consideration at
Public Hearings tentatively scheduled for April 20, 2021 and May 18, 2021.

B. LDR Text Amendment Petition No. 21-002-TA proposes to adopt the Holding
Property Rezoning Program; add Form 22 Holding Property Rezoning
Application, to Appendix A and add an application fee of $600.00 plus
$20.00/acre to Appendix C.

1. City Planning Consultant Smith reviewed the Planning Staff Report and
draft ordinance.

2. There were no public comments offered.
3. There were no Ex-Parte disclosures offered.
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VL.

PUBLIC HEARING ITEM B CONTINUED
4. Motion by Member Jonassaint, seconded by Member Chartier to
recommend to the City Council approval of LDR Text Amendment Petition
No. 21-002-TA as presented in Exhibit 2. Motion Carried Unanimously.
The recommendation will be forwarded to the City Council for
consideration at Public Hearings tentatively scheduled for April 20, 2021
and May 18, 2021.

CHAIRPERSON HOOVER CLOSED THE PULIC HEARING AT 7:07 P.M.

Chairperson Hoover adjourned the meeting at 7:07 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 Planning Board
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.
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CITY OF OKEECHOBEE, FLORIDA
PLANNING BOARD WORKSHOP MEETING
APRIL 15, 2021
DRAFT SUMMARY OF BOARD DISCUSSION

CALL TO ORDER

Chairperson Hoover called the workshop meeting of the Planning Board for the City of
Okeechobee to order on Thursday, April 15, 2021, at 6:18 P.M. in the City Council Chambers,
located at 55 Southeast Third Avenue, Room 200, Okeechobee, Florida.

ATTENDANCE

Roll was taken by Board Secretary Patty Burnette. Chairperson Dawn Hoover, Vice Chairperson
Doug McCoy, Board Members Karyne Brass, Rick Chartier, Felix Granados, and Mac
Jonassaint were present as well as Alternate Board Members Joe Papasso and Jim Shaw.
Board Member Phil Baughman was absent with consent.

ITEMS OF DISCUSSION

A.

Mr. Ben Smith of LaRue Planning and Management Services was present as the City’s
Planning Consultant and briefly explained his Staff Report regarding a potential
Commercial Corridor Overlay (CCO). In May of 2013, this Board recommended to the
City Council adoption of an amendment to the City’s Comprehensive Plan to create a
CCO with restriction on rezoning that may be approved within that overlay. The proposed
amendment was never adopted. The originally proposed amendment designated the
boundaries of a Commercial Corridor as well as the boundaries of a Transitional
Commercial Overlay (TCO) Future Land Use (FLU) Subcategory. It appears the language
did not include any new regulation and was mainly intended for planning purposes as a
guide for development land redevelopment along the City’s major corridors. However, the
language proposed in the TCO portion of the amendment would have limited rezonings
in the designated areas to Residential Multiple Family (RMF), Light Commercial (CLT),
Commercial Professional Office (CPO), Central Business District (CBD) and Public Use
(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. Either
this Board can recommend again to the City Council approval as originally proposed or
consider some additional options.

First, the possibility of allowing rezoning to Heavy Commercial (CHV) and Planned Unit
Development-Mixed Use (PUD-M) within the TCO. Compatibility with adjacent uses is
already a required consideration for all rezoning requests and Future Land Use Map
(FLUM) amendment requests. Amending the City’s Comprehensive Plan to limit
rezonings within an overlay area to only certain zoning districts 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. 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.

Second, 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 FLUM. 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 FLU and Zoning maps, an amendment such as this would provide another
tool to help guide the City’s efforts in identifying appropriate map changes.
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IV.

ITEMS OF DISCUSSION

ITEM A CONTINUED: Third, 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 CCO, only rezonings to RMF, CLT, CPO,
CBD, CHV, PUB, and PUD-M would be permitted. Low intensity residential districts
(Residential Single Family One, Residential Single Family Two, Residential Mobile Home,
Rural Heritage, and Planned Unit Development-Residential) and the Industrial district
would be prohibited. This would ensure that only commercial, higher density residential,
public, and mixed uses would be possible for development and redevelopment within a
CCO. Below is the existing description of the Commercial FLU designation from the FLU
Element of the City’s Comprehensive Plan and staff’'s proposed amendment language
which would implement this potential planning option.

Existing in Policy 2.1. The following land use designations are established for the
purpose of managing future growth: 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. 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.
Zoning districts considered appropriate within this FLU category include CPO, CLT, CHV,
and CBD.

Proposed Commercial Corridor Overlay. The City recognizes the importance of State
Road 70 and US Highway 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 CCO on Map 1.2 in the FLUM
Series. 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.
Within the CCO, the continuation of existing uses will be permitted. 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 FLU designations appropriate for those districts.

After a lengthy discussion, the consensus of the Board was to have Planner Smith bring
back revised amendment language which excluded the regulatory components and
instead provide a more aspirational vision for the City’s commercial corridor; to revise the
maps to exclude existing industrial parcels; and re-look at the map boundaries in regard
to the current commercial property uses and parcel boundaries.

Chairperson Hoover adjourned the meeting at 7:10 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 Planning Board 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.
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Exhibit 1 May 20, 2021

City of Okeechobee Date:  4-(j-d! Petition No. . |-()S—0A
General Services Department Fee Paid:  U-JU-9] Turisdiction: Pl (f}{«} )
55 S.E. 3" Avenue, Room 101 1t Hearing: 500 ) I ond Hea“ng 6 ;7 g

Okeechobee, Florida 39974-2903 — N =
Phone: (863) 7633372, ext, 9820 | -Publication Dates:/ ERPEEEA ezl

Fax: (863)763-1686 Notices Mailed: N/A '

APPLICATION FOR COMPREHENSIVE PLAN AMENDMENT

TO BE COMPLETED BY CITY STAFF;

Verified FLUM Designation: Qo
Verified Zoning Designation: CLT { Tht Lo

Plan Amendment Type: [] Large Scale (LSA) involving over 10 acres or text amendment

l Small Scale (SSA) 10 acres or less

[] Small Scale (SSA) More than 10 but less than 20 acres if the proposed
amendment will have a positive effect in addressing the problems of low
per capita incomes, low average wages, high unemployment, instability of
employment, and/or other indices of economically distressed
communities.

APPLICANT PLEASE NOTE:

Answer all questions completely and accurately. Please print or type responses. If additional space is
needed, number and attach additional sheets. The total number of sheets in your application
is:

Submit 1 (one) copy of the complete application and amendment support documentation, including
maps, to the General Services Department. Fifteen (15) copies of any documents over 11 X 17 are required
to be submitted by the applicant.

I, the undersigned owner or authorized representative, hereby submit this application and the attached
amendment support documentation. The information and documents provided are complete and accurate to
the best of my knowledge.

2 /o ]zoz ////

Date / ! Kgpdtﬁre of Owner or
uthorized Representative*

* Attach Notarized Letter of Owner’s Authorization

For questions relating to this application packet, call the General Services Dept. at (863) 763-3372, Ext. 9820
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Applicaton for Comprehensive Plan Amendment (4/20)

I APPLICANT/AGENT/OWNER INFORMATION , ,

Mitch Stephens

Applicant

17705 Middlebrook Way
Address

Boca Raton, FL 33496
City State zip
919-201-9913 mitchstephens@gmail.com
Telephone Number Fax Number E-Mail

Steven L. Dabbs
Agent*
1062 Jakes Way

Address

Okeechobee, FL 33974
Ciyy State zi

-824-7644 sdob bs@ steve dobbsengmeeningcom

Telephone Number Fax Number E-Mail

JKST Holdings, LLC
Owner(s) of Record

PO Box 873
Address

Port Salerno, FL 34992
City State Zip
863-467-111 shaun@gddflorida.com

Telephone Number Fax Number E-Mail

Name, address and qualification of additional planners, architects, engineers, environmental
consultants, and other professionals providing information contained in this application.

*This will be the person contacted for all business relative to the application.

For questions relating to this application packet, call the General Services Dept. at (863) 763-3372, Ext. 9820
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Applicaton for Comprehensive Plan Amendment (4/20)

A. TYPE: (Check appropriate type)

D Text Amendment Future Land Use Map (FLUM) Amendment

B. SUMMARY OF REQUEST (Brief explanation):

The owner 8 requesting b change te future land ve of these two parcels fiom Commercial b
Multifamily Residential Future Land Use

PROPERTY SIZE ND IOCATION ©F FFECTED PROPERTY (for arnenarnents affecting

cleveloprnent potential of propeny)

A. PROPERTY LOCATION:
L Site Address: 300 NE 4th Street, Okeechobee, FL. 34972

2 Property ID #(s):3-15-37-35-0010-01 100-0010

B. PROPERTY INFORMATION (Note: Property area should be to the nearest tenth of an acre. For

properties of less than one acre, area should be in square feet.)
L Total Area of Property: 1929 Aces _

2. Total Area included n Raqest 1929 A aes _

a In each Future Land Use (FLU) Category: Multifamily - 1929 Agpeg

1)
@)
©)
@)
b. Total Upank LR 9 Acres _

C Total Wetlands: VO Aeos = = = = = = = = = = = = == ——

For questions relating to this application packet, call the General Services Dept. at (863) 763-3372, Ext. 9820
Page 3 of7



Applicaton for Comprehensive Plan Amendment (4/20)

3
4.
3.
6

Current Zoning: Light Commercial
Current FLU Category: Commercial
Existing Land Use: Vacant

Reqﬁested FLU Category: Multifamily Residential

D. MAXIMUM DEVELOPMENT POTENTIAL OF THE SUBJECT PROPERTY

Devel T Existing FLU Proposed FLU
cvelopment 1ype Category Category
Residential
Density (DU/Acre) 10 DU/AC
Number of Units 19
Commercial (sq. ft.) 126,041 SF
Industrial (sq. ft.)

V. AMENDMENT SUPPORT DOCUMENTATION

At a minimum, the application shall include the following support data and analysis. These
items are based on the submittal requirements of the State of Florida, Department of Community
Affairs for a comprehensive plan amendment, and policies contained in the City of Okeechobee
Comprehensive Plan. Staff will evaluate this request based on the support documentation provided by

the applicant.

A, GENERAL INFORMATION AND MAPS

Unless otherwise specified, the Applicant must provide the following materials for any
proposed amendment that will affect the development potential of properties. If large
maps are submitted, the Applicant may be required to provide 8.5" x 11" maps for
inclusion in public hearing packets.

1.
2.

Wording of any proposed text changes.

A map showing the boundaries of the subject property, surrounding street network,
and Future Land Use designations of surrounding properties.

A map showing existing land uses (not designations) of the subject property and
surrounding properties.

Written descriptions of the existing land uses and how the proposed Future Land Use
designation is consistent with current uses and current Future Land Use designations.

Map showing existing zoning of the subject property and surrounding properties.

Three (3) CERTIFIED BOUNDARY surveys of the property (one no larger than
11x17; scale not less than one inch to 20 feet; North point) containing: date of survey,
surveyor’s name, address and phone number; legal description of property pertaining
to the application; computation of total acreage to nearest tenth of an acre; location
sketch of subject property, and surrounding area within one-half mile radius.

For questions relating to this application packet, call the General Services Dept. at (863) 763-3372, Ext. 9820
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Applicaton for Comprehensive Plan Amendment (4/20)

f7. A copy of the deed(s) for the property subject to the requested change.
8. An aerial map showing the subject property and surrounding properties.

V/ 9. If applicant is not the owner, a notarized letter from the owner of the property
authorizing the applicant to represent the owner.

B. PUBLIC FACILITIES IMPACTS

Note: The applicant must calculate public facilities impacts based on a maximum develop-
ment scenario.

1. Traffic Analysis
a. For Small Scale Amendments (SSA)

(1) The Applicant shall estimate of traffic volumes associated with the
proposed change using the most recent edition of Trip Generation
prepared by the Institute of Traffic Engineers and assuming maximum
development potential of the property.

(2)  If the proposed Future Land Use change will result in an increase of
100 or more peak hour vehicle trip ends in excess of that which would
result under the current Future Land Use designation, the Applicant
shall attach a Traffic Impact Study prepared by a professional trans-
portation planner or transportation engineer

b. For Large Scale Amendments (LSA)

All LSAs shall be accompanied by a Traffic Impact Study prepared by a
professional transportation planner or transportation engineer.

c. Traffic Impact Studies are intended to determine the effect of the proposed
land use change on the city’s roadway network and the city’s ability to accom-
modate traffic associated with the proposed change over a ten-year planning

period.

d. An inability to accommodate the necessary modifications within the financially
feasible limits of the city’s plan will be a basis for denial of the requested land
use change;

2. Provide estimates of demand associated with maximum potential development of the

subject property under the current and proposed Future Land Use designations for
provision potable water, sanitary sewer, and recreation/open space as follows:

a. Potable Water and Sanitary Sewer demand based on:
(1) 114 gallons per person per day (gppd) for residential uses

(2) 0.15 gallons per day per square foot of floor area for nonresidential uses

b. Recreation, and Open Space demand for residential uses of 3 acres per
thousand peak season population.

For questions relating to this application packet, call the General Services Dept. at (863) 763-3372, Ext, 9820
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Applicaton for Comprehensive Plan Amendment (4/20)

3. Provide a letter from the appropriate agency substantiating the adequacy of the
existing and proposed facilities, to support development resulting from the proposed
change, including:

. Solid Waste;
v b. Water and Sewer;
v G Schools.

In reference to above, the applicant should supply the responding agency with the
information from Section’s II and III for their evaluation, as well as estimates of
maximum population and nonresidential square footage developable under the existing
and proposed Future Land Use categories. The application should include the
applicant’s correspondence to the responding agency.

C. ENVIRONMENTAL IMPACTS

Proposed plan amendments shall be accompanied by evidence that the following studies
either have been completed for another permitting agency or are not relevant to the property.
There shall be inventories of:

\_,/ 1. Wetlands and aquifer recharge areas.
V2. Soils posing severe limitations to development.
3. Unique habitat.
4, Endangered species of wildlife and plants.

&

Vz%/ . Floodprone areas.

D. INTERNAL CONSISTENCY WITH THE CITY OF OKEECHOBEE COMPREHENSIVE PLAN

1. Discuss how the proposal affects established City of Okeechobee population
projections.
2. List all goals and objectives of the Bonita Springs Comprehensive Plan that are

affected by the proposed amendment. This analysis should include an evaluation of
all relevant policies under each goal and objective.

3. Describe how the proposal affects the County’s Comprehensive Plan as it relates to
adjacent unincorporated areas.
4. List State Policy Plan and Regional Policy Plan goals and policies that are relevant to

this plan amendment.

For questions relating to this application packet, call the General Services Dept. at (863) 763-3372, Ext. 9820

Page 6 of 7



Applicaton for Comprehensive Plan Amendment (4/20)

E. JUSTIFICATION OF PROPOSED AMENDMENT

Justify the proposed amendment based upon sound planning principles. Be sure to support all
conclusions made in this justification with adequate data and analysis.

Large Scale Amendment (LSA) $4,000.00 plus $30.00 per acre
Small Scale Amendment (SSA) $850.00 plus $30.00 per acre
Text Amendment Flat Fee $2,000.00 each

VI, AFFIDAVIT

1, \f\@H,\/ OLESWELL, certify that I am the owner or authorized representative of
the property described herein, and that all answers to the questions in this application and any
sketches, data, or other supplementary matter attached to and made a part of this application, are
honest and true to the best of my knowledge and belief. 1 also authorize the staff of the City of
Okeechobee to enter upon the property duringnormal working hours for the purpose of investigating

and evaluating the request made throu S application.
ﬁ 3/, Az [

Signat}r@df Owner or Authorized Agent Dafe /
T
Sotd Creswers

Typed or Printed Name

STATE OF FLORIDA

county oF OKEEC YO

The foregoing instrument was acknowledged bef;gfre me by means of [\ physical presence or (I online

notarization, this day of YN CIM 3152080\, by T~ CYesuoe\\, who
(Name of Person)

is personally known to me or produced as identification.

tary Public Signature

i, MORGAN H BRANDEL
";’*—_ Notary Public-State of Florida

«= Commission # GG 973359

§F My Commission Expires

>

s March 25, 2024

s,
i,

Ay

\)
s e

For questions relating to this application packet, call the General Services Dept. at (863) 763-3372, Ext. 9820
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Glenwood Village
City of Okeechobee Comp Plan Amendment Support Documentation

. General Information and Maps

Unless otherwise specified, the Applicant must provide the following materials
for any proposed amendment that will affect the development potential of
properties. If large maps are submitted, the Applicant may be required to
provide 8.5” x 11” maps for inclusion in public hearing packets.

. Wording of any proposed text changes.
None proposed.

. A map showing the boundaries of the subject property, surrounding street
network, and Future Land Use designations of surrounding properties.

Attached

. A map showing existing land uses (not designations) of the subject property and
surrounding properties.

Attached

. Written descriptions of the existing land uses and how the proposed Future
Land Use designation is consistent with current uses and current Future Land

Use designations.

There are two blocks that are currently owned by different owners Block 110, the
north block is owned by JDST Holdings, LLC and the south block is owned by
Shaun C. and Desiree A. Penrod.

North Parcel:

To the north are several single-family parcels parcel that has a Future Land Use

(FLU) of Multi Family is being used as single-family homes. To the east of this
parcel used as Vacant with a FLU of Single Family. To the south, all the land has
a FLU of Commercial and is currently vacant, but part of this application. To the
west the parcel has a FLU of Commercial and is being used as Commercial.

South Parcel:

To the north the parcel is vacant and the parcel that has a Future Land Use (FLU)
of commercial and is part of this application. To the east of this parcel used as a
church with a FLU of Single Family on the north portion and Commercial on the



south portion. To the south, all the land has a FLU of Commercial except one lot
on the north side which is multifamily and is currently used as commercial. To
the west the parcel has a FLU of Commercial and is being used as Commercial.

The proposed Future Land Use designation is consistent with the current major
developed uses in the area and to the largest extent the surrounding parcels are
Commercial, vacant or Single Family on Multi Family (FLU).

. Map showing existing zoning of the subject property and surrounding
properties.

Attached

. Certified property boundary survey; date of survey; surveyor’s name, address
and phone number; and legal description(s) for the property subject to the
requested change.

Attached

. A copy of the deed(s) for the property subject to the requested change.
Attached.

. An aerial map showing the subject property and surrounding properties.
Attached.

. If applicant is not the owner, a notarized letter from the owner of the property
authorizing the applicant to represent the owner.

Attached.

. Public Facilities Impacts
Note: The applicant must calculate public facilities impacts based on a maximum

development scenario.

1. Traffic Analysis
a. For Small Scale Amendments (SSA)
(1) The Applicant shall estimate of traffic volumes associated
with the proposed change using the most recent edition of
Trip Generation prepared by the Institute of Traffic
Engineers and assuming maximum development potential
of the property.



Please see attached traffic report

(2) If the proposed Future Land Use change will result in an
increase of 100 or more peak hour vehicle trip ends in
excess of that which would result under the current Future
Land Use Designation, the applicant shall attach a Traffic
Impact Study Prepared by a professional transportation
planner or transportation engineer.

Please see the attached traffic report.

b. For Large Scale Amendments (LSA)
All LSAs shall be accompanied by a Traffic Impact Study prepare
by a professional transportation planner or transportation
engineer.

N/A

c. Traffic Impact Studies are intended to determine the effect of the
proposed land use change on the city’s roadway network and the
city’s ability to accommodate traffic associated with the proposed

change over a ten-year planning period.

Acknowledged.

d. An inability to accommodate the necessary modifications within
the financially feasible limits of the city’s plan will be a basis for
denial of the requested land use change.

Acknowledged.

2. Provide estimates of demand associated with maximum potential
development of the subject property under the current and proposed Future
Land Use designations for provision potable water, sanitary sewer, and
recreation/open space as follows:

a. Potable water and Sanitary Sewer demand based on:
(1) 114 gallons per person per day (gppd) for residential uses

Assume 2.5 residents per household

Current 0 * 285 =0 gpd
Future =41 * 285 = 11,400 gpd

(2) 0.15 gallons per day per square foot of floor area for
nonresidential uses












Fire

The nearest fire station is located at 55 SE 3rd Avenue. No additional fire stations are
scheduled. The existing fire station should be able to maintain its level of service
standard with the proposed amendment given that the project is immediately adjacent to
an existing area already designated for commercial uses. Service availability from the
Fire Department will be determined by the local government review.

Solid Waste
Waste Management operates the regional solid waste landfill. Waste Management has

previously indicated they have a 100 year capacity left in their facility.

Stormwater Management
The project is located in the City of Okeechobee and according to the attached FIRM

panel 12093C0480C, this parcel is in Flood Zone X.
There are no welifields within 1,000 feet of the parcel.

Potential adverse impacts to ground and surface waters will be minimized by
implementation of appropriate erosion control measures during construction in
accordance with the NPDES Generic Permit for Stormwater Discharge from Large and
Small Construction Activities. Erosion control measures that may be implemented
include stabilization practices such as temporary seeding, permanent seeding, mulching,
geotextiles, or sod stabilization; structural practices such as silt fences, earth dikes,
diversions, swales, sediment traps, check dams, or storm drain inlet protection; and
sediment basins.

Stormwater runoff quantity and quality are strictly regulated by the City and the SFWMD
to ensure that pre-development drainage conditions are maintained. The proposed rate
of discharge from the site will be less than or equal to the existing discharge rate from
the site. The discharges off-site will be minimized by on-site detention within the
stormwater management system. The drainage system will be owned, operated and
maintained by the owner, who'’s past record of compliance has beens shown to be a
responsible property owner and should be acceptable to the City and the SFWMD. The
Stormwater Management System will employ, wherever practical, a variety of Best
Management Practices (BMP). The following are a list of potential BMP that could be
integrated into the Water Management System during the final design and permitting
stage:
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SHARON ROBERTSOM» CLERK & COMFTROLLER
OKEECHOBEE COUNTY, FLORIDA

Prepared by s return to: 37

e 25&:0&:350035/53/2&7 02:07:39 PN
Partner ! .

CASSELS & MCCALL RECORDING FEES $10.00

400 NW 2nd Strest DEED DOC $630.01)
mn.mz RECURDEQ BY § Creech

Poo o, 179388 Fa 159357 (1 pa)

Parcel Identification No, 3-15-37-38-0010-01100-0012
{Space Above This Line For Recording Data]

Warranty Deed

(STATUTORY FORM - SECTION 689.02, F.5.)

This Indenture made this &3 _day of February, 2017 Between

C.P. CO., LLC, a Florida limited Hability company whose post office address is PO BOX 14049, Fort Plerce,
FL 34978 of the County of Saint Lucle, State of Florida, grantor*, and

JKST HOLDINGS, LLC, a Florida limited Hability company whose post office address is PO BOX 873, Stuart,
FL 34997 of the County of Martin, State of Florida, grantee®,

Witnesseth that said grantor. for and in consideration of the sum of TEN AND NO/100 DOLLARS ($10.00) and
omergoodandvahnbiquonﬂﬁpmmmsddgmnmrlnhmmwwdamnm.unmeelptwhereoﬂshemby
acknowiedged, has granted, bargained, and soid i the sald grantes, and grantee’s heirs and assigns forever, the
following described lend, situats, lying and being in Okeschobee County Florida, to-wit

LOTS 1 TO 12, BLOCK 1100F THEG"Y OF OXEECHOBEE, ACCORDING TO THE PLAT THEREOF AS
RECORDED IN PLAT BOOK 2, PAGE 17, OF THE PUBLIC RECORDS OF OKEECHOBEE COUNTY,
FLORIDA. S e

Subject to restrictions, resarvations and eassments of record, If any.

mduidgmntordoeshombyhmywmntﬁcﬁuemlddhnd. &nd will defend the same agains! lawful claims of
alt persons whomsoever.

b © " ang G " arg used for singuiar or plurs!, aa contaxt requires.
In Witness Whereof, grantor has hereunto set grantor's hang and seal the day and year first above written.
Signed, sealed end delivered in our presence:

\/ CQM/Q /)fﬁ-— JBy:

Wi Name: Ale. R 7,
/ Wz' Ndme: j;m' lonzalez.

State of Flori f

County o%‘ L"‘-G( y <

The foregoing instrument was acknowledged before me this 28th day of February, 2017 by GEORGE PANTUSO, Managing
Member of C.P. CO., LLC, on behalf of the limited lisbility company. He/she [B’E' personally known to me or [X] has

produced a driver's license as identification. I -
JA<nonda (). Weneent
Notary Public \/)A{hahdﬁ-j? Vf r’lC‘.fn“*"

RHONDA J. VINCENT
Notary Public - State of Florida

Commission # FF 902671

Processed C&M: 222117

Book786/Page1593 CFN#2017001893 Page 1 of 1



CITY OF OKEECHOBEE
55 SE 3R° AVENUE
OKEECHOBEE, FL 34974
TELE: 863-763-3372 FAaX: 863-763-1686
LAND USE POWER OF ATTORNEY

Name of Property Owners: JKST Holdings, LLC

Mailing Address: P. O. Box 873, Port Salerno, FL 34992

Home Telephone: Work: 863-467-1111 Cell:

Property Address: 200 block NE 4th Street
Okeechobee, FL 34972

Parcel ID Number: 3-15-37-35-0010-01100-0010

Name of Applicant: Mitch Stephens

Home Telephone: Work: Cell: 919-201-9913

The undersigned, being the record title owner(s) of the real property described above, do hereby grant unto
the applicant stated above the full right and power of attorney to make application to the City of Okeechobee
to change the land use of said property. This land use change may include rezoning of the property, the
granting of special exception or variances, and appeals of decisions of the Planning Department. It is
understood that conditions, limitations and restrictions may be place upon the use or operation of the
property. Misstatements upon application or in any hearing may result in the termination of any special
exception or variance and a proceeding to rezone the property to the original classification. This power of
attorney may be terminated only by a written and notarized statement of such termination effective upon

receipt by the Planning Department.

IN WITNESS WHERiOF THE UNDERSIGNED HAVE SET THEIR HAND AND SEALS THIS 3=
pay or /NA 20 2\ .

/ W/ WITNESS

OWNER WITNESS
STATE OF FLORIDA
COUNTY OF
The foregoing instrument was acknowledged before me by means of Ajphysical presence or _ online
notarization, this ,5\ day of “ !( lr( !lﬂ , 20&‘, by J};hn Vvev.0ell ,
{(Name of Person)
who is personally known to me or produced as identification.

MORGAN H BRANDEL

-
>

o ¥ 1, M
5‘}3"“” %2 Notary Public-State of Florida NOTARY PUBLIC SIGNATURE
R »2 Commission # GG 973359
o &5 My Commission Expires

K h 25, 2024
T Marc : Page Sof 11

(Rev 4/2020)








































4/1/2021

Sec. 90-225. - Lot and structure requirements.

Except where further restricted by these regulations for a particular use, the minimum lot and structure

Okeechobee, FL Code of Ordinances

requirements in the CPO district shall be as follows:

(1)

Minimum lot area.

All uses: Area 6,250 square feet
Width 50 feet
(2) Minimum yard
requirements.

Except where a greater distance is required by these regulations for a

particular use, minimum yard setbacks shall be as follows:

a. | Alluses;

Front

20 feet to buildings;
ten feet to parking

and driveway

Side

Eight feet; 20 feet
abutting residential

zoning district

Rear

Ten feet; 20 feet
abutting a
residential zoning
district

b. | The width of an adjacent street or alley may be applied to the

increased setback required when abutting a residential district.

Maximum lot coverage by all buildings.

1/2









Land Use: 220
Multifamily Housing (Low-Rise)

Description

Low-rise multifamily housing includes apariments, townhouses, and condominiums located within
the same building with at least three other dwelling units and that have one or two fevels (floors).
Multifamily housing (mid-rise) {Land Use 221}, multifamily housing (high-rise} {Land Use 222), and
off-campus student apartment (Land Use 225) are related tand uses.

Additional Data

In prior edittons of Trip Generation Manual, the low-rise muitifamily housing sites were further
divided into rental and condominium categories. An investigation of vehicle brip data found no
ciear differences in trip making patterns between the rental and condominium sites within the
ITE database. As more data are compiled for future editions, this land use classification can
be reinvestigated.

For the three sites for which both the number of residents and the number of cecupied dwelling units
were available, there were an average of 2.72 residents per occupied dwelling unit.

For the two sites for which the numbers of both total dwelling units and occupied dwelling units were
available, an average of 98.2 percent of the total dwelling units were occupied.

This land use included data from a wide variely of units with different sizes, price ranges, locations,
and ages. Consequently, there was a wide variation In trips generated within this category. Other
factors, such as geographic location and type of adjacent and nearby development, may also have
had an effect on the site trip generation.

Time-of-day distribution data for this fand use are presented in Appendix A. For the 10 general
urban/suburban sites with data, the overall highest vehicle volumes during the AM and PMon a
weekday were counted between 7:15 and 8:15 am. and 4:45 and 5:45 p.m., respectively. For the
one site with Saturday data, the overali highest vehicle volume was counted between 9:45 and
10:45 a.m. For the one site with Sunday data, the overall highest vehicle volume was counted

between 11:45 a.m. and 12:45 p.m.

For the one dense multi-use urban site with 24-hour count data, the overall highest vehicle volumes
during the AM and Ph on a weekday were counted between 7:00 and 8:00 am. and 8:15 and 7:16
p.m., respectively.

For the three sites for which data were provided for both cccupied dwelling units and residents, there
was an average of 2.72 residents per occupled dwelling unit.
The average numbers of person trips per vehicle trip at the five general urban/suburban sites at
which both person trip and vehicle trip data were collected were as follows:

« 1.13 during Weekday, Feak Hour of Adjacent Sireet Traffic, one hour between 7 and 9 a.m.

« 1.21 during Weekday, Peak Hour of Adjacent Sirest Traffic, one hour between 4 and 6 p.m.

iti? Trip Generation Manus 10th Edition » Valume 2: Data » Residential {Land Uses 200-299)
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The sites were surveyed in the 1980s, the 1980s, the 2000s, and the 2010s in British Columbia
{CAN}, California, District of Columbia, Florida, Georgia, #lincis, Indiana, Maine, Maryland,
Minnesota, New Jersey, New York, Ontario, Oregon, Pennsylvania, South Dakots, Tennessee,
Texas, Utah, Virginia, and Washington.

It is expected that the number of bedrooms and number of residents are likely correfated to the
number of trips generated by 2 residential site. Many of the studies included in this land use did
not indicate the total number of badrooms. To assist in the future analysis of this land use, itis
impontant that this inforimation be collected and inciuded in trip generation data submissions.

Source Numbers

168, 187, 188, 204, 211, 300, 3065, 308, 319, 320, 321, 357, 390, 412, 418, 525, 530, 571, 579, 583,
864, 868, 869, 870, 896, 303, 918, 948, 947, 948, 951

Trip Generation BManual 10th Edition + Volume 2: Data » Residentiat {Land Uses 200-299) W



Multifamily Housing (Low-Rise)
(220)

Vehicle Trip Ends vs: Dwelling Units
Ona: Weekday

Setting/Location: General Urban/Suburban

kumber of Studies: 26
Ay, Bumn. of Dwelling Uréts: 168
. Directional Distriouton: 50% entering, 50% exitng
Vehicle Trip Generation per Dweliing Unit

.. RangeofRates

_ Standard Deviation

_ Average Rate
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Data Piot and Equation
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Fited Curve Equation: T=7.56(X) - 40.86 = 0.68
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Multifamily Housing (Low-Rise)
(220)

Vehicle Trip Ends vs: Dwelling Units

Ona: Weekday
Peak Hour of Adjacent Street Traffic,

One Hour Between 7T and Sa.m
Setting/location: General Urban/Suburban
Number of Studkas: 42

Avg. Num. of Dwetlling Urdts: 199
Directional Distribution.  23% entering. 77% exiting

Vehicle Trip Generation per Dwelling Unit

AverageRate  RangeofRates

.. Standard Deviation
046 e 818 074 . 62

Data Plot and Equation
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Fitted Curve Equation: bniT}=0.95 Ln{X}-0.51 Ri=0.90

Trip Generation Manuat 10th Editan + Volume 2 Data + Residentiat {Land Uses 200-298) ite=



Multifamily Housing (Low-Rise)
(220)

Vehicle Trip Ends vs: Dwelling Units
Ona: Weekday
Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.

Setting/location: General Urban/Suburban

Number of Studies: 50

Avg. Num. of Dwelling Ursts: 187
o .. Directional Distribution. 53% entering, 37% exitng
Vehicle Trip Generation per Dwelfling Unit

Average Hate Range of Rates

__ Standard Deviation

.ase 0.18 - 1.25 g
Data Piot and Equation
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Fitted Curve Equation: Ln(T} = 0.88 Ln(X) - 0.02 = 085

ite=

Trip Generation Manual 10th Edition » Volume 2, Data + Residential (Land Uses 200-295)
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Land Use: 820
Shopping Center

Description

A shopping center is an integrated group of commercial establishments that is planned, developed,
owned, and managed as a unit. A shopping center's composition is related to its market area in
terms of size, location, and type of store. A shopping center also provides on-site parking facilities
sufficient to serve its own parking demands. Factory outtet center {Land Use 823} is a related use.

Additional Data

Shopping centers, including neighborhood centers, commiunity centers, regional centers, and super
regional centers, were surveyed for this land use. Some of these centers contained non-merchandising
facilites, such as office buildings, movie theaters, restaurants, post offices, banks, health clubs, and
recreational faciliies (for example, ice skating rinks or indoor miniature golf courses).

Many shopping centers, in addition to the integrated unit of shops in one buliding or
enciosed around a mall, include outparcels {peripheral buildings or pads located on the
perimeter of the center adjacent to the streots and major access points). These buildings are
typically drive-in banks, retail stores, restaurants, or smalt offices. Although the data herein
do not indicate which of the centers studied included peripheral buildings, it can be assumed
that some of the data show their effect.

The vehicle trips generated at a shopping center are based upon the total GLA of the center. In
cases of smaller centers without an enclosed mall or peripheral buildings, the GLA could be the
same as the gross floor area of the building.

Time-of-day distribution data for this land use are presented in Appendix A For the 10 general urban/
suburbar sites with data, the overall highest vehicle volumes during the AM and PM on 8 weekday
were counted between 11:45 am. and 12:45 p.m. and 12:15 and 1:15 p.m., réspectively.

The average numbers of person trips per vehicle trip at the 27 general urban/suburban sites at which
both person trip and vehicle trip data were coliected were as follows:

~ 1.31 during Weekday, AM Peak Hour of Generator

+ 1.43 during Weekday, Peak Hour of Adjacent Street Traffic, one hour between 4 and 6 p.m.

+ 1.48 during Weekday, PM Peak Hour of Generator
The sites were surveyed in the 1980s, the 1990s, the 2000s, and the 2010s in Alberta (CANY), British
Columbia (CAN), California, Colorado, Connecticut, Delaware, District of Columbia, Florida, Georgia,
Hiinois, Indiang, lowa, Kansas, Kentucky, Maine, Maryland, Massachusetts, Michigan, Minnesota,

Mevada, New Jersey, New York, North Carolina, Ohio, Okiahoma, Oregon, Pennsyivania, South
Dakota, Tennessee, Texas, Vermont, Virginia, Washington, West Virginia, and Wisconsin.

Source Numbers

105, 110, 154, 156, 159, 186, 190, 198, 198, 202, 204, 211, 213, 235, 251, 259, 260, 269, 294, 285,
299, 300, 301, 304, 305, 307, 308, 309, 310, 311, 314, 315, 318, 317, 319, 358, 385, 376, 385, 390,
400, 404, 414, 420, 423, 428, 437, 440, 442, 444, 446, 507, 562, 580, 598, 629, 658, 702, 715, 728,
868, 870, 871, B30, BSY, 908, 912, 915, 926, 938, 944, 946, 560, 961, 962, 973, 974, 978

HE= Trip Generation Manuat 10th Edition » Volums 2: Data + Retail {Land Uses 800-893)
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Shopping Center
(820)

Vehicle Trip Ends vs:
On a:

Setting/Location:
MNumber of Studias:
1000 Sq. Ft. GLA:
Directional Distibution:

1000 Sq. Ft. GLA
Weekday

General Urban/Suburban
147

453

50% entering, 50% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GLA

Avergge Rate

_ Range 9’5?“3? R

_ Standard Deviation

8775  742-20786 1841
Data Plot and Equation
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Fitted Curve Equation: La{T) =0.88 Ln{X) + 5.57

R=0.76
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Shopping Center
(820)

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA
On a: Weekday,
Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.
SettingfLocation: General Urban/Suburban
Number of Studies: 84

1000 Sq. Ft. GLA: 351
Oirectional Distribution:  62% entenng, 38% exiing

Vehicle Trip Generation per 1000 S.Ft GLA
MuerageRate  RangeofRaes  StandardDevaton
o4 eMwem7s 08T

Data Plot and Equation
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Shopping Center
(820)

VYehicie Trip Ends vs:
On a:

Setting/Location:
Number of Studies:
1000 Sq. Ft. GLA:

_ Directional Distribution:

1000 Sq. Ft. GLA

Waskday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.
General UrbanfSuburban

261

327

48% entering, 52% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GLA |

A‘ugrage Rateﬂ

_ RangeofRates

Standard Deviation
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Data Plot and Equation
8000 e
X e
5000 L7
X .
,§ o - P ,..—f”f
Lid L T
& - X T
T . e b X o
(U E1 )] L -"/,)e‘t X
)X X
o
X %
/""/ e by
x XX
) X 2000
X = 1000 Sq. Ft GLA
X Study Site Fitted Curve w ow oo Ausrage Rate
Fitted Curve Equation: Ln{T) =0.74 Ln{X) + 2.69 Re= .82

Trip Generation Manua! t{th Edition » VYolurme 2: Data ~ Retsif {Land Uses 300-805)




AM PM

29%
34%

17%

26%

34%

28%
36%

51%
63% 66%

21%
37%

42%

53%
49%

53%

29% 35%

44%
43%

49% 50%

58% 42%

62% 56%

1786

Table E.1 Land Use Codes and Time Periods with Pass-By Data

Weekday, PM Peak Period

855 Day Care Center
813 Free-Standing Discount Supersiore Weekday, PM Peak Periog F3 FiF2
Saturday, Mid-day Peak Perlod F.4 F3
814 Variety Store Weekday, PM Peak Period ES s
815 Free-Standing Discount Store Weekday, PM Peak Pericd F.& F.4/F.5
Saturday, Mid-day Peak Period E7 F8
816 Hardware/Paint Store Weekday, PM Peak Pericd F8 —
820 Shopping Center Weekday, PM Peak Period Eg E.7/F8
Saturday, Mid-day Peak Period F.10 Fg
843 Automobile Parts Sales VWeekday, PM Peak Period F1 o
848 Tire Stare Weekday, PM Peak Period F.12 e
B850 Supermarket Weskday, PM Peak Period FA2 E10
851 Convenienca Market (Open 24 Hours) Weekday, PM Peak Period F.14 -
853 Convenience Market with Gascline Pumps Weekday, AM Peak Period F.15 F.11
Weekday, PM Peak Period F.16 F12/F.13
884 Discount Supermarket Weekday, PM Peak Pericd F.17 F.14
857 Discount Club Weekday, FM Peak Pericd F.18 —
Saturday, Mid-day Peak Period F.19 s
852 Home lmprovement Superstore Weekday, PM Peak Period F.20 e
863 Electronics Superstore Weekday, PM Peak Period F21 s
880 Phamacy/Drugstore without Drive-Through Window Weekday, PM Peak Period EF.22 o
‘381 Phammacy/Drugstore with Drive-Through Window k Weekday, P Peak Period F23 e
850 Furnitune Stare Weekday, PM Peak Period F.24 b
912 Drive-in Bank Waekday, AM Peak Period F25 e
Weekday, Mid-day Peak Pericd F.26 s
Weekday, PM Peak Pericd F.27 FA5
Saturday, Mid-day Peak Period F.28 --
931 Quality Restaurant Weekday, PM Peak Pericd F29 -
832 High-Turnover (Sit-Down) Restaurant Weaekday, PM Peak Pericd F.30 F.16
834 Fast-Food Restaurant with Drive-Threugh Window Weekday, AM Peak Period F31 -
Waekday, PM Peak Pericd F.32 FA7
238 Coffee/Donut Shop with Crive-Through Window and Weekday F33/F248 -
No indoor Seating (Coffee/Espresso Stand)
944 Gasoline/Service Station k Weekday, AM Peak Period F.35 o
Weekday, PM Peak Pericd F.38 e
945 Gasoling/Service Station with Convenience Market Waekday, AM Peak Perod F37 F.18
Weekday, PM Peak Period F.38 F.18

Trip Generafion Handbook, 3rd Edilion

89% Weekday



















































Soil Map—Okeechobee County, Florida Mitch Stephens City of Okeechobee

Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AO!
11 Immokalee fine sand, 0 to 2 5.8 100.0%
percent slopes
Totals for Area of interest 5.8 100.0%
USDA Natural Resources Web Soil Survey 3/15/2021

<& Conservation Service National Cooperative Soil Survey Page 3 of 3









Staff Report

Small Scale
Comprehensive Plan Amendment

Prepared for: The City of Okeechobee
Applicant: Mitch Stephens

Address: 309 NE 4" Street
Petition No.: 21-002-SSA
Request: Change from Commercial to

Multifamily Residential




Staff Report Applicant: Mitch Stephens
Small Scale Comprehensive Plan Amendment Petition No. 21-002-SSA

Application Information

Mitch Stephens

17705 Middlebrook Way
Applicant Boca Raton, FL 33496

mitchstephens@gmail.com

919.201.9913

JKST Holdings, LLC
PO Box 873

Port Salerno, FL 34992
shaun@agqdcflorida.com

Site Address 309 NE 4" Street

3-15-37-35-0010-01100-0010
Lots 1 to 12 Block 110

Owner

Parcel Identification

Contact Person Steven L. Dobbs
Contact Phone Number 863.824.7644
Contact Email Address sdobbs@stevedobbsengineering.com

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 1.929 acre parcel. The parcel is 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 Light Commercial to Residential Multiple Family for this subject property

2) Vacation of the 5,995 square foot alley which runs through this subject property

3) FLUM change from Commercial to Multi-family for adjacent block 121 to the south of this
subject property

4) Rezoning from Single Family Residential to Residential Multiple Family for adjacent block
121 to the south of this subject property

5) Vacation of the alley which runs through adjacent block 121 to the south 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:shaun@gdcflorida.com

Staff Report
Small Scale Comprehensive Plan Amendment

Future Land Use, Zoning and Existing Use

Proposed
Multi-Family Residential

Applicant: Mitch Stephens
Petition No. 21-002-SSA

Existing

Future Land Use Commercial

Zoning Light Commercial Residential Multiple Family
Use of Property Vacant Multi-Family rental apartments
Acreage 1.929 acres 1.929 acres

Future Land Use, Zoning, and Existing Use on Surrounding

Future Land Use

Multi-family Residential

North  Zoning Residential Multiple Family
Existing Use Duplexes
Future Land Use Single Family Residential
East Zoning Residential Single Family
Existing Use Vacant
Future Land Use Commercial (Proposed change to Multifamily)
South  Zoning Residential Single Family (Proposed change to Multifamily)
Existing Use Vacant (Proposed Multifamily)
Future Land Use Commercial
West Zoning Heavy Commercial
Existing Use Funeral Home

General Analysis and Staff Comments

A. Qualification for Amendment
Based on the size of the property (1.929 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 126,000 square feet.




Staff Report Applicant: Mitch Stephens
Small Scale Comprehensive Plan Amendment Petition No. 21-002-SSA

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 126,000 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 1.929 acres would have a floor area of
approximately 84,000 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 1.929 acres would be 21 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
2.06 acres with a potential for 22 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.

The report also concludes that the estimated number of daily vehicle trips to be generated




Staff Report Applicant: Mitch Stephens
Small Scale Comprehensive Plan Amendment Petition No. 21-002-SSA

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
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ZONING
SUBJECT SITE AND ENVIRONS
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EXISTING LAND USE
AERIAL OF SUBJECT SITE AND ENVIRONS
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Applicaton for Comprehensive Plan Amendment (4/20)

L. APPLICANT/AGENT/OWNER INFORMATION

Mitch Stephens

Ap?licant

17705 Middlebrook Way
Address

Boca Raton, FL 33496
City State Zip
919-201-9913 mitchstephens@gmail.com
Telephone Number Fax Number E-Mail

Steven L. Dobbs

Agent*
1062 Jakes Way
Address
Okeechobee, FL 33974
City State Zip
863-824-7644 sdobbs@stevedobbsengineering.com
Telephone Number Fax Number E-Mail

Corey and Desiree Penrod

Owner(s) of Record

24377 SW 33rd Circle
Address
Okeechabee, FL 33974
City State Zip
863-634-0546 penrodconstruction@gmail.com
Telephone Number Fax Number E-Mail

Name, address and qualification of additional planners, architects, engineers, environmental
consultants, and other professionals providing information contained in this application.

*This will be the person contacted for all business relative to the application.

For questions relating to this application packet, call the General Services Dept. at (863) 763-3372, Ext. 9820
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Applicaton for Comprehensive Plan Amendment (4/20)

I REQUESTED CHANGE (Please see Section V. Fee Schedule
A. TyPE: (Check appropriate type)
[ Text Amendment Future Land Use Map (FLUM) Amendment

B. SUMMARY OF REQUEST (Brief explanation):

The owner is requesting to change the future land use of these eight parcels from Light Commercial to
Residential Multiple Family Future Land Use

PROPERTY Size AND LOCATION OF AFFECTED PROPERTY (for amendments affecting

development potential of property)

A. PROPERTY LOCATION:
1. Site Address: 200 NE 3rd Street, Okeechobee, FL 34972

2. Property ID #(s):3-15-37-35-0010-01210-0060, 3-15-37-35-0010-01210-0040,
3-15-3}77-35-0610-01210-0050, 3-15-37-35-0010-01210-0010, 3-15-37-35-00T10-01210-0070,
3-15-37-35-0010-01210-0090, 3-15-37-35-0010-01210-0100, and 3-15-37-35-0010-01210-0120

B. PROPERTY INFORMATION (Note: Property area should be to the nearest tenth of an acre. For
properties of less than one acre, area should be in square feet.)
1. Total Area of Property: 2:066 Acres
2. Total Area included in Request: 2.066 Acres
a. In each Future Land Use (FLU) Category: Multifamily - 2.066 Acres
(D
)
3)
4
b. Total Uplands:_2.066 Acres
c. Total Wetlands: 0-00 Acres

For questions relating to this application packet, call the General Services Dept. at (863) 763-3372, Ext. 9820
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Applicaton for Comprehensive Plan Amendment (4/20)

Current Zoning: Residential Single Family One

3.
4, Current FLU Category: Commercial
5. Existing Land Use: Vacant
6. Requested FLU Category: Residential Multiple Family
D. MAXIMUM DEVELOPMENT POTENTIAL OF THE SUBJECT PROPERTY
Existing FLU Proposed FLU
Development Type Category Category
Residential
Density (DU/Acre) | 5DU/AC 10 DU/AC
Number of Units 10 20

Commercial (sq. ft.)

Industrial (sq. ft.)

V. AMENDMENT SUPPORT DOCUMENTATION

At a minimum, the application shall include the following support data and analysis. These
items are based on the submittal requirements of the State of Florida, Department of Community
Affairs for a comprehensive plan amendment, and policies contained in the City of Okeechobee
Comprehensive Plan. Staff will evaluate this request based on the support documentation provided by
the applicant.

A. GENERAL INFORMATION AND MAPS

Unless otherwise specified, the Applicant must provide the following materials for any
proposed amendment that will affect the development potential of properties. If large
maps are submitted, the Applicant may be required to provide 8.5" x 11" maps for
inclusion in public hearing packets.

nlgo,
A,

VA,
A

s

V3.

V3

Wording of any proposed text changes.

A map showing the boundaries of the subject property, surrounding street network,
and Future Land Use designations of surrounding properties.

A map showing existing land uses (not designations) of the subject property and
surrounding properties.

Written descriptions of the existing land uses and how the proposed Future Land Use
designation is consistent with current uses and current Future Land Use designations.

Map showing existing zoning of the subject property and surrounding properties.

Three (3) CERTIFIED BOUNDARY surveys of the property (one no larger than
11x17; scale not less than one inch to 20 feet; North point) containing: date of survey,
surveyor’s name, address and phone number; legal description of property pertaining
to the application; computation of total acreage to nearest tenth of an acre; location
sketch of subject property, and surrounding area within one-half mile radius.

For questions relating to this application packet, call the General Services Dept. at (863) 763-3372, Ext. 9820
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Applicaton for Comprehensive Plan Amendment (4/20)

/ 7. A copy of the deed(s) for the property subject to the requested change.
8 An aerial map showing the subject property and surrounding properties.

‘/ﬁ’ If applicant is not the owner, a notarized letter from the owner of the property
authorizing the applicant to represent the owner.

B. PUBLIC FACILITIES IMPACTS

Note: The applicant must calculate public facilities impacts based on a maximum develop-
ment scenario.

I. Traffic Analysis
a. For Small Scale Amendments (SSA)

M The Applicant shall estimate of traffic volumes associated with the
proposed change using the most recent edition of Trip Generation
prepared by the Institute of Traffic Engineers and assuming maximum
development potential of the property.

(2)  If the proposed Future Land Use change will result in an increase of
100 or more peak hour vehicle trip ends in excess of that which would
result under the current Future Land Use designation, the Applicant
shall attach a Traffic Impact Study prepared by a professional trans-
portation planner or transportation engineer

b. For Large Scale Amendments (LSA)

All LSAs shall be accompanied by a Traffic Impact Study prepared by a
professional transportation planner or transportation engineer.

c. Traffic Impact Studies are intended to determine the effect of the proposed
land use change on the city’s roadway network and the city’s ability to accom-
modate traffic associated with the proposed change over a ten-year planning

period.

d. An inability to accommodate the necessary modifications within the financially
feasible limits of the city’s plan will be a basis for denial of the requested land
use change;

2. Provide estimates of demand associated with maximum potential development of the

subject property under the current and proposed Future Land Use designations for
provision potable water, sanitary sewer, and recreation/open space as follows:

a. Potable Water and Sanitary Sewer demand based on:
(1) 114 gallons per person per day (gppd) for residential uses

(2) 0.15 gallons per day per square foot of floor area for nonresidential uses

b. Recreation, and Open Space demand for residential uses of 3 acres per
thousand peak season population.

For questions relating to this application packet, call the General Services Dept. at (863) 763-3372, Ext. 9820
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Applicaton for Comprehensive Plan Amendment (4/20)

3.

Provide a letter from the appropriate agency substantiating the adequacy of the
existing and proposed facilities, to support development resulting from the proposed

jnange, including:
a. Solid Waste;

v b. Water and Sewer;
v c. Schools.

In reference to above, the applicant should supply the responding agency with the
information from Section’s II and IIl for their evaluation, as well as estimates of
maximum population and nonresidential square footage developable under the existing
and proposed Future Land Use categories. The application should include the
applicant’s correspondence to the responding agency.

C. ENVIRONMENTAL IMPACTS

Proposed plan amendments shall be accompanied by evidence that the following studies
either have been completed for another permitting agency or are not relevant to the property.
There shall be inventories of:

J L
v 2.
3.

4.

5.

Wetlands and aquifer recharge areas.

Soils posing severe limitations to development.
Unique habitat.

Endangered species of wildlife and plants.

Floodprone areas.

D. INTERNAL CONSISTENCY WITH THE CITY OF OKEECHOBEE COMPREHENSIVE PLAN

1.

Discuss how the proposal affects established City of Okeechobee population
projections.

List all goals and objectives of the Bonita Springs Comprehensive Plan that are
affected by the proposed amendment. This analysis should include an evaluation of
all relevant policies under each goal and objective.

Describe how the proposal affects the County’s Comprehensive Plan as it relates to
adjacent unincorporated areas.

List State Policy Plan and Regional Policy Plan goals and policies that are relevant to
this plan amendment.

For questions relating to this application packet, call the General Services Dept. at (863) 763-3372, Ext. 9820
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Glenwood Village
City of Okeechobee Comp Plan Amendment Support Documentation

. General Information and Maps

Unless otherwise specified, the Applicant must provide the following materials
for any proposed amendment that will affect the development potential of
properties. If large maps are submitted, the Applicant may be required to
provide 8.5” x 11” maps for inclusion in public hearing packets.

. Wording of any proposed text changes.
None proposed.

. A map showing the boundaries of the subject property, surrounding street
network, and Future Land Use designations of surrounding properties.

Attached

. A map showing existing land uses (not designations) of the subject property and
surrounding properties.

Attached

. Written descriptions of the existing land uses and how the proposed Future
Land Use designation is consistent with current uses and current Future Land
Use designations.

There are two blocks that are currently owned by different owners Block 110, the
north block is owned by JDST Holdings, LLC and the south block is owned by
Shaun C. and Desiree A. Penrod.

North Parcel:

To the north are several single-family parcels parcel that has a Future Land Use

(FLU) of Multi Family is being used as single-family homes. To the east of this
parcel used as Vacant with a FLU of Single Family. To the south, all the land has
a FLU of Commercial and is currently vacant, but part of this application. To the
west the parcel has a FLU of Commercial and is being used as Commercial.

South Parcel:

To the north the parcel is vacant and the parcel that has a Future Land Use (FLU)
of commercial and is part of this application. To the east of this parcel used as a
church with a FLU of Single Family on the north portion and Commercial on the



south portion. To the south, all the land has a FLU of Commercial except one lot
on the north side which is multifamily and is currently used as commercial. To
the west the parcel has a FLU of Commercial and is being used as Commercial.

The proposed Future Land Use designation is consistent with the current major
developed uses in the area and to the largest extent the surrounding parcels are
Commercial, vacant or Single Family on Multi Family (FLU).

. Map showing existing zoning of the subject property and surrounding
properties.

Attached

. Certified property boundary survey; date of survey; surveyor’s name, address
and phone number; and legal description(s) for the property subject to the
requested change.

Attached

. A copy of the deed(s) for the property subject to the requested change.
Attached.

. An aerial map showing the subject property and surrounding properties.

Attached.

. If applicant is not the owner, a notarized letter from the owner of the property
authorizing the applicant to represent the owner.

Attached.

. Public Facilities Impacts
Note: The applicant must calculate public facilities impacts based on a maximum

development scenario.

1. Traffic Analysis
a. For Small Scale Amendments (SSA)
(1) The Applicant shall estimate of traffic volumes associated
with the proposed change using the most recent edition of
Trip Generation prepared by the Institute of Traffic
Engineers and assuming maximum development potential

of the property.



Please see attached traffic report

(2) If the proposed Future Land Use change will result in an
increase of 100 or more peak hour vehicle trip ends in
excess of that which would result under the current Future
Land Use Designation, the applicant shall attach a Traffic
Impact Study Prepared by a professional transportation
planner or transportation engineer.

Please see the attached traffic report.

b. For Large Scale Amendments (LSA)
All LSAs shall be accompanied by a Traffic Impact Study prepare
by a professional transportation planner or transportation
engineer.

N/A

c¢. Traffic Impact Studies are intended to determine the effect of the
proposed land use change on the city’s roadway network and the
city’s ability to accommodate traffic associated with the proposed
change over a ten-year planning period.

Acknowledged.

d. An inability to accommodate the necessary modifications within
the financially feasible limits of the city’s plan will be a basis for
denial of the requested land use change.

Acknowledged.

2. Provide estimates of demand associated with maximum potential
development of the subject property under the current and proposed Future
Land Use designations for provision potable water, sanitary sewer, and

recreation/open space as follows:
a. Potable water and Sanitary Sewer demand based on:
(1) 114 gallons per person per day (gppd) for residential uses

Assume 2.5 residents per household

Current 0 * 285 =0 gpd
Future =41 * 285 = 11,400 gpd

(2) 0.15 gallons per day per square foot of floor area for
nonresidential uses












Fire

The nearest fire station is located at 55 SE 3rd Avenue. No additional fire stations are
scheduled. The existing fire station should be able to maintain its level of service
standard with the proposed amendment given that the project is immediately adjacent to
an existing area already designated for commercial uses. Service availability from the
Fire Department will be determined by the local government review.

Solid Waste
Waste Management operates the regional solid waste landfill. Waste Management has

previously indicated they have a 100 year capacity left in their facility.

Stormwater Management
The project is located in the City of Okeechobee and according to the attached FIRM

panel 12093C0480C, this parcel is in Flood Zone X.
There are no wellfields within 1,000 feet of the parcel.

Potential adverse impacts to ground and surface waters will be minimized by
implementation of appropriate erosion control measures during construction in
accordance with the NPDES Generic Permit for Stormwater Discharge from Large and
Small Construction Activities. Erosion control measures that may be implemented
include stabilization practices such as temporary seeding, permanent seeding, mulching,
geotextiles, or sod stabilization; structural practices such as silt fences, earth dikes,
diversions, swales, sediment traps, check dams, or storm drain inlet protection; and
sediment basins.

Stormwater runoff quantity and quality are strictly regulated by the City and the SFWMD
to ensure that pre-development drainage conditions are maintained. The proposed rate
of discharge from the site will be less than or equal to the existing discharge rate from
the site. The discharges off-site will be minimized by on-site detention within the
stormwater management system. The drainage system will be owned, operated and
maintained by the owner, who's past record of compliance has beens shown to be a
responsible property owner and should be acceptable to the City and the SFWMD. The
Stormwater Management System will employ, wherever practical, a variety of Best
Management Practices (BMP). The foilowing are a list of potential BMP that could be
integrated into the Water Management System during the final design and permitting
stage:
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Prepared by and return to: SHARON ROBERTSOMr CLERK & COMPT
Susie Burk OKEECHOBEE COUNTYr FLORIDA ROLLER
Okee-Tantie Title Company, Inc. RECORDED 11/21/2018 02:00:48 PH
105 NW 6th Strect ANT $105,000.00
Okeschobee, Florida 34972 RECORDING FEES $27.0n0
FILE NO. 36444 DEED DOC $735.i0
RECORDED RY H Finon

Pas 970 - 9725 (3 pas)

Warranty Deed

This Indenture, Executed this November 20, 2018 A.D. Between

WANDA SUE WOLFORD, TRUSTEE OF THE EVA MAE WILLIAMS REVOCABLE LIVING
TRUST F/K/A THE EVA MAE HAZELLIEF REVOCABLE LIVING TRUST UNDER AGREEMENT
DATED SEPTEMBER §, 1986, AS AMENDED JULY 27,1994 AND SEPTEMBER 25,1997

whose address is 1888 EAST RD, Jacksonville, Florida 32216, hereinafter called the grantor, to
SHAUN C. PENROD and DESIREE A. PENROD, HUSBAND and WIFE,

whose post office address is: 2437 SW 33rd Cir., Okeechobee, FL 34974, hereinafter called the grantee:

(Whenever used herein the term "grantor” and "gmntee” ! Iude all the parties 10 this instrument and the heirs, legal representatives and assigns of
individuals, and the successors and assigns of corporations)

Witnesseth, that the grantor, for and in consnderatlon of the sum of Ten Dollars, ($10.00) and other valuable
considerations, receipt whereof is hereby acknowledged, hereby grants, bargains, sells, aliens, remises, releases, conveys and confirms
unto the grantee, all that certain land sitnate in Okeechobee County, Florida, viz:

Legal Description as Exhibit "A"

Parcel ID Number: 3-15-37-35-0010-01210-0070
Subject to covenants, restrictions, easements of record and taxes for the current year.

Together with all the tenements, hereditaments and appurtenances thereto belonging or in anywise appertaining.

To Have and to Hold, the same in fee simple forever.

And the grantor hereby covenants with said grantee that the grantor is lawfully seized of said land in fee simple; that the
grantor has good right and lawful authority to sell and convey said land; that the grantor hereby fully warrants the title to said land and
will defend the same against the lawful claims of all persons whomsoever; and that said land is free of all encumbrances except taxes

accruing subsequent to December 31, 2018.
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In Witness Whereof, the said grantor has signed and sealed these presents the day and year first above written.

Signed, sealed and dek presence:

-
e <Syia E. Burk
~C

%ZM

Witness Printed Name SONSUN V!RKA‘“S

State of Florida
County of Okeechobee

The foregoing instrument was acknowledged before me ﬂns November 20, 2018, by WANDA SUE WOLFORD, TRUSTEE OF The
Eva Mae Williams Revocable Living Trust F/K/A the Eva Mae Hazelhef Revocable lemg Trug greemdpt dated September 5,

e rrrer e m “M‘a E. Burk

s, SYLVIA £ BURK

)

&

o
3
W

{1}
-
A e
Figaaan

Notary Pubtic - State of Florida
Commission # FF 204270
My Comm, Expires Feb 26, 2019

3
¢ My Commission Expires
S

\ :ﬁ"...n\ Bonded through National Notary Asen.

asit
\5
,4
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Exhibit "A"

LOTS 1 TO 12, INCLUSIVELY, BLOCK 121, CITY OF OKEECHOBEE, PLAT BOOK 5, PAGE 5,
OKEECHOBEE COUNTY, FLORIDA.

File Number: 36444

Legal Description with Non Homestead
Closer's Choice
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4/1/2021

Sec. 90-225. - Lot and structure requirements.

Except where further restricted by these regulations for a particular use, the minimum lot and structure

Okeechobee, FL Code of Ordinances

requirements in the CPO district shall be as follows:

(1

Minimum lot area.

All uses: Area 6,250 square feet
Width 50 feet
(2) Minimum yard
requirements.

Except where a greater distance is required by these regulations for a

particular use, minimum yard setbacks shall be as follows:

a. | All uses:

Front

20 feet to buildings;
ten feet to parking

and driveway

Side

Eight feet; 20 feet
abutting residential

zoning district

Rear

Ten feet; 20 feet
abutting a
residential zoning

district

b. | The width of an adjacent street or alley may be applied to the

increased setback required when abutting a residential district.

(3)

Maximum lot cove

rage by all buildings.

1/2









Land Use: 220
Muitifamily Housing (Low-Rise)

Description

Low-rise multifamily housing includes apartments, townhouses, and condominiums located within
the same building with at least three other dwelling units and that have one or two levels (flcors).
Multifamily housing {mid-rise) {Land Use 221}, multifamily housing (high-rise} {Land Use 222), and
off-campus student apartment {Land Use 225) are related land uses.

Additional Data

In prior editions of Trip Generation Manual, the low-rise multifamily housing sites were further
divided into rental and condominium categories. An investigation of vehicle trip data found no
clear differancas in trip making patterns between the rental and condominium sites within the
ITE database. As more dala are compiled for future editions, this land use classification can
be reinvestigated.

For the thrae sites for which both the number of residents and the number of occupied dwelling units
were available, there were an average of 2.72 residents per cccupied dwelling unit

For the two sites for which the numbers of both total dwelling units and occupied dwelling units were
available, an average of 98.2 percent of the total dwelling units were occupied.

This land use included data from a wide variety of units with different sizes, price ranges, locations,
and ages. Consequently, there was a wide variation in trips generated within this category. Other
factors, such as geographic location and lype of adjacent and nearby development, may also have
had an effect on the site trip generation.

Time-of-day distribution data for this land use are presented in Appendix A. For the 10 general
urban/suburban sites with data, the overall highest vehicle volumes during the AM and PMon a
weekday were counted between 7:15 and 8:15 a.m. and 4:45 and 5:45 p.m., respectively. For the
one site with Saturday data, the overall highest vehicle velume was counted between 5:45 and
10:45 a.m. For the one site with Sunday data, the overall highest vehicle volume was counted

between 11:45 a.m. and 12:45 p.m.

For the one dense multi-use urban site with 24-hour count data, the overall highest vehicle volumes
during the AM and PM on a weekday were counted between 7:00 and 8:00 a.m. and 8:15 and 7:15
p.m., respectively.

For the three sites for which data were provided for both occupied dwelling units and residents, there
was an average of 2.72 residenis per occupied dwelling unit.

The average numbers of person trips per vehicle trip at the five general urban/suburban sites at
which both person trip and vehicle trip data were collected were as follows:
« 1.13 during Weekday, Peak Hour of Adjacent Strest Traffic, one hour between 7 and 8 a.m.

« 1.21 during Weekday, Peak Hour of Adjacent Street Traffic, one hour between 4 and 8 p.m.

W Trip Ganeration Manual 10th Edition + Yolume 2; Data » Residential {Land Uses 200-299)
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The sites were surveyed in the 1980s, the 1590s, the 2000s, and the 2010s in Briish Columbia
{CAN}, California, District of Columbia, Florida, Georgia, filinois, Indiana, Maine, Maryiand,
Minnesota, New Jersey, New York, Ontario, Oregon, Pennsylvania, South Dakota, Tennessee,
Texas, Utah, Virginia, and Washington.

It is expected that the number of bedrooms and number of residents are likely correlated to the
number of trips generated by a residential site. Many of the studies included in this fand use did
not indicate the total number of bedrooms. To assist in the future analysis of this land use, itis
important that this information be collected and inciuded in trip generation data submissions.

Source Numbers

168, 187, 188, 204, 211, 300, 305, 306, 319, 320, 321, 357, 300, 412, 418, 525, 530, 571, 579, 583,
864, 868, 869, 870, 896, 503, 918, 9458, 847, 948, 851

Trip Generation Manuat 10th Edition » Volume 2: Data + Residential {Land Uses 200-299] itez=



Multifamily Housing (Low-Rise)
(220)

Vehicle Trip Ends vs: Dwefling Units
Ona: Weekday

Setting/Location: General Urban/Suburban
Number of Stuthes: 28
Avg, Num. of Dwelling Urdts: 168
. Directional Distributior: _ 50% entering, 50% exiting
Vehicle Trip Generation per Dwelling Unit - - B
' AverageRate ~ ~ RengecfRates =~ Standard Deviation
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Multifamily Housing (Low-Rise}
(220)

Vehicle Trip Ends vs: Dwelling Units
Ona: Weekday

Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.

Setting/Location: General Urban/Suburban

MNumber of Studies: 42

Avg. MNum. of Dwelling Urits: 189
 Directional Distriuton.  23% entering. 7% exitng

Vehicle Trip Generation per Dwelling Unit
AwerageRate  Range of Rates

.. Stendard Deviation
o4 .. .. 018074 012

Data Plot and Equation
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Multifamily Housing (Low-Rise)
(220)

Vehicle Trip Ends vs:
Ona

Setting/Location:
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Directional Distribution:
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Land Use: 820
Shopping Center

Description

A shopping certer is an integrated group of commercial establishments that is planned, developed,
owned, and managed as a unit. A shopping center's composition is related to its market ares in
terms of size, location, and type of store. A shopping center also provides on-site parking facilities
sufficient to serve its own parking demands. Factory outlet center {Land Use B23) is a related use.

Additional Data

Shopping centers, including neighborhood centers, community centers, regional centers, and super
regional centers, were surveyed for this land use. Some of these centers contained non-merchandising
facilities, such as office buildings, movie theaters, restaurants, post offices, banks, health clubs, and
recreationsl facilibes (for example, ice skating rinks or indoor miniature golf courses).

Many shopping centers, in addition to the integrated unit of shops in one building or
enciosed around & mall, include outparcels {peripheral buildings or pads located on the
perimeter of the center adjacent to the streets and major access points). These buildings are
typically drive-in banks, retail stores, restaurants, or small offices. Although the data herein
do not indicate which of the cemters studied included peripheral buitdings, it can be assumed
that some of the data show their effect.

The vehicle trips generated &t a shopping center are based upon the total GLA of the center. In
cases of smaller centers without an enclosed mall or perpheral buildings, the GLA could be the
same as the gross floor area of the building.

Time-of-day distribution data for this land use are presented in Appendix A. For the 10 general urbary/
suburban sites with data, the overall highest vehicle volumes during the AM and PM on a weekday
were counted between 11:45 am. and 1248 p.m. and 12:15 and 1:15 p.m., respectively.

The average nurnbers of person trips per vehicle trip at the 27 general urban/suburban sites at which
both person trip and vehicle trip data were collected were as follows:

» 1.31 during Weekday, AM Peak Hour of Generator

» 1.43 during Weekday, Peak Hour of Adjacent Street Traffic, one hour between 4 and 6 p.m.

= 1.48 during Weekday, PM Peak Hour of Generator
The sites were surveyed in the 1980s, the 1890s, the 2000s, and the 2010s in Alberta (CAN), British
Columbia (CAN), California, Colerado, Connecticut, Delaware, District of Columbia, Florida, Georgia,
illinois, Indlana, lowa, Kansas, Kentucky, Maine, Maryland, Massachusetts, Michigan, Minnesota,

Nevada, New Jersey, New York, North Carolina, Ohio, Oklahoma, Oregon, Pennsyivania, South
Dakota, Tennessee, Texas, Vermont, Virginia, Washington, West Virginia, and Wisconsin.

Source Numbers

105, 110, 154, 156, 189, 186, 190, 198, 198, 202, 204, 211, 213, 239, 251, 259, 260, 269, 294, 295,
299, 300, 301, 304, 305, 307, 308, 309, 310, 311, 314, 315, 3186, 317, 319, 358, 365, 378, 385, 390,
400, 404, 414, 420, 423, 428, 437, 440, 442, 444 446, 507, 582, 580, 598, 629, 658, 702, 715, 728,
868, 870, B71, 880, 899, 908, 912, 915, 926, 935, 944, 946, 960, 961, 962, 973, 974, 878

W Trip Generation Manuat 10th Edition « Volume 2: Data - Retail {Lend Uses 800-899)
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Shopping Center
(820)

Vehicle Trip Ends vs:
On a:
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Shopping Center
(820)

Vehicle Trip Ends vs:
On a:

Setting/Location:
Number of Studies:
1000 Sg. Ft. GLa:
Directional Distribution:

Vehicle Trip Generation per 1000 Sq. Ft.

Average Rate

Range of Rates.
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Shopping Center
(820)

Vehicle Trip Ends ws: 1000 Sq. Ft. GLA
Ona: Weekday,
Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.
Setting/Location: General Urban/Suburban
Number of Studies: 261
1000 Sq. Ft. GLA: 327
_ Directional Distribution:  48% entering, 52% exitng

Vehicle Trip Generation per 1000 Sq. Ft. GLA
_Range of Rates e
0.74 - 18.68 e 284

Average Raza
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AM PM

29%

34%

17%

26%

34%

28%
36%

51%
63% 66%

21%
37%

42%

53%
49%

53%

29% 35%

44%
43%

49% 50%

58% 42%

62%  56%

176

Table E.1 Land Use Codes and Time Periods with Pass-By Data

558 Day Care Center

Weekday, PM Peak Pericd

F2 s
813 Free-Standing Discount Superstore Weaekday, PM Peak Pericd F3 F.4F.2
Saturday, Mid-day Peak Period F.4 F3
814 Variety Store Weekday, PM Peak Pericd F5 e
B15 Free-Standing Discount Store ‘Weekday, PM Peak Period F.6 F.4/F5
Saturday, Mid-day Peak Period F? F.6
816 Hardware/Paint Store Weekday, PM Peak Pericd F.8 e
820 Shopping Center Waekday, PM Paak Pericd Fg F.7/F.8
Saturday, Mid-day Peak Period F.10 Fg
843 Autornobite Parts Sales Weekday, PM Peak Pericd F11 —
848 Tire Store Weekday, PM Peak Period F.12 s
850 Supermarket Weekday, PM Peak Pericd F.13 F10
#51 Convenience Market (Open 24 Hours) Weekday, PM Peak Pericd F.14 s
853 Convenience Marke! with Gasoline Pumps Waekday, Al Peak Period F.15 F.11
Weekday, PM Peak Pericd F.18 FA2/F.13
854 Discount Supermarket Weekday, PM Peak Period F.AT F14
857 Discount Club Weekday, FM Peak Period F.18 e
Saturday, Mid-day Peak Period F.18 e
852 Home Improvement Superstore Weekday, PM Peak Pericd F.20 o
863 Electronics Supsrstore Weekday, P Peak Pericd F21 e
880 Phamacy/Drugstore without Drive-Through Window Weekday, PM Peak Period F.22 e
881 Phamacy/Drugstore with Drive-Through Window Weekday, PM Peak Pericd F23 o
B850 Furniture Store Weekday, PM Peak Pericd F.24 e
912 Drive-in Bank Weekday, AM Paak Period F.25 e
Weskday, Mid-day Peak Pericd F.26 o
‘Weekday, PM Peak Period F27 F.15
Saturday, Mid-day Peak Period F.28 o
431 Cualdy Restaurant \Weekday, PM Peak Period F2g e
832 High-Turnover {Sit-Down) Restaurant Weekday, PM Peak Period F30 F.18
434 Fast-Food Restaurant with Drive-Through Window Weekday, Al Peak Period E31 o
Weekday, PM Peak Period F.a2 FA7
638 Coffee/Donut Shop with Drive-Through Window and \Weekday Fa3F 34 -
Mo Indoor Seating (Coffes/Espresso Stand)
G844 Gasoling/Service Station WWeekday, AM Peak Period F.35 o
‘Weekday, P Peak Pericd F36 s
945 Gasoline/Service Station with Convenience Market Weekday, AM Peak Period F.37 F.18
\Weekday, PM Peak Period F.38 F,19

Trip Generation Handbook, 3rd Edition
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Soil Map—Okeechobee County, Florida Mitch Stephens City of Okeechobee

Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AQ] Percent of AOI
11 immokalee fine sand, 0 to 2 5.8 100.0%
percent slopes
Totals for Area of interest 5.8 100.0%
usDA  Natural Resources Web Soil Survey 3/16/2021

=@ Conservation Service National Cooperative Soil Survey Page 3 of 3






























Staff Report

Small Scale
Comprehensive Plan Amendment

Prepared for: The City of Okeechobee
Applicant: Mitch Stephens

Address: 200 NE 3 Street
Petition No.: 21-003-SSA
Request: Change from Commercial to

Multifamily Residential




Staff Report

Applicant: Mitch Stephens

Small Scale Comprehensive Plan Amendment Petition No. 21-003-SSA

General Information

Applicant

Owner

Site Address

Parcel Identification

Contact Person
Contact Phone Number
Contact Email Address

Mitch Stephens

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

919.201.9913

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

863.634.0546
200 NE 3rd Street

3-15-37-35-0010-01210-0060; 3-15-37-35-0010-01210-0040
3-156-37-35-0010-01210-0030; 3-15-37-35-0010-01210-0010
3-156-37-35-0010-01210-0070; 3-15-37-35-0010-01210-0090
3-156-37-35-0010-01210-0100; 3-15-37-35-0010-01210-0120
Lots 1 to 12 Block 121

Steven L. Dobbs
863.824.7644
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

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
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Staff Report
Small Scale Comprehensive Plan Amendment

Future Land Use, Zoning and Existing Use

Applicant: Mitch Stephens
Petition No. 21-003-SSA

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

North

East

South

West

Future Land Use
Zoning

Existing Use
Future Land Use

Zoning

Existing Use
Future Land Use
Zoning

Existing Use
Future Land Use
Zoning

Existing Use

Commercial (Proposed change to Multifamily)
Light Commercial (Proposed change to Multifamily)
Vacant (Proposed Multifamily)

Commercial and Single Family Residential

Commercial Professional Office and Residential Single
Family

House of Worship

Commercial and Multifamily

Residential Multiple Family and Heavy Commercial
Commercial

Commercial

Heavy Commercial

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.




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

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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Small Scale Comprehensive Plan Amendment Petition No. 21-003-SSA

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.




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

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
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ZONING
SUBJECT SITE AND ENVIRONS
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EXISTING LAND USE
AERIAL OF SUBJECT SITE AND ENVIRONS
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A | Current zoning classification: Light Commercial Requested zoning classification Residential Multiple Family

Describe the desired permitted use and intended nature of activities and development of the property?
B | The client is proposing to construct to the fullest density allowed mutifamily apartments for rent.

Is a Special Exception necessary for your intended use? (X _)No (__) Yes Ifyes, briefly describe:

Is a Variance necessary for your intended use? (X )No (__ ) Yes Ifyes, briefly describe:

Attach a Traffic Impact Study prepared by a professional transportation planner or transportation engineer, if the rezoning or
proposed use will generate 100 or more peak hour vehicle trip ends using the trip generation factors for the most similar use as
E contained in the Institute of Transportation Engineers most recent edition of Trip Generation. The TIA must identify the
number of net new external trips, pass-bay calculations, internal capture calculations, a.m. and p.m. peak hour trips and level
of service on all adjacent roadway links with and without the project.

Responses addressing the required findings for granting a rezoning or change in Land Development Regulations as described
below. Attach additional sheets as necessary.

FINDINGS REQUIRED FOR GRANTING A REZONING
OR CHANGE IN LAND DEVELOPMENT
REGULATIONS (Sec. 70-340, LDR page CD70:16)

It is the Applicant’s responsibility to convince the Planning Board/LPA and City Council that approval of the
proposed rezoning is justified. Specifically, the Applicant should provide in his/her application and presentation
sufficient explanation and documentation to convince the reviewing bodies to find that:

1. The proposed rezoning is not contrary to Comprehensive Plan requirements.

2. The proposed use being applied for is specifically authorized under the zoning district in the Land Development
Regulations.

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

4. The proposed use is appropriate for the location proposed, is reasonably compatible with adjacent land uses, and is
not contrary or detrimental to urbanizing land use patterns.

5. The proposed use will not adversely affect property values or living conditions or be a deterrent to the improvement
or development of adjacent property.

(Rev 4/2020) Page 6of 11



Findings required for rezoning or change in land development regulations (cont.)

6. The proposed use can be suitably buffered from surrounding uses, so as to reduce the impact of any nuisance or
hazard to the neighborhood

7. The proposed use will not create a density pattern that would overburden public facilities such as schools, streets, and

utility services

8. The proposed use will not create traffic congestion, flooding or drainage problems, or otherwise affect public safety.

9. The proposed use has not been inordinately burdened by unnecessary restrictions.

The City staff will, in the Staff Report, address the request and evaluate it and the Applicant’s submission in light of
the above criteria and offer a recommendation for approval or denial.

(Rev 4/2020) Page 7of 11



Glenwood Villages

Responses to Standards for Considering Changes in Zoning
. The proposed change is not contrary to the Comprehensive Plan Requirements;

The proposed request in not contrary to the Comprehensive plan requirements. The 1.929
acres site is currently zoned Light Commercial, and the surrounding properties are zoned
Light Commercial, Commercial, Residential Multiple Family, and Residential Single
Family One making the zoning change compatible by acting as a buffer from
Commercial to Residential Single Family One further to the east.

. The proposed use being applied for is specifically authorized under the zoning
district in the Land Development Regulations;

The proposed development of apartments on Residential Multiple Family zoned land is
specifically authorized under the proposed zoning district in the Land Development
Regulations.

. The proposed use will not have an adverse effect on the public interest;

The proposed zoning change should have a positive impact on the public interest to
develop land that has access to all utilities and roads which will increase land value and

development potential as a residential use.

. The proposed use is appropriate for the location proposed, is reasonably compatible
with adjacent land uses and is not contrary or detrimental to urbanizing land use

patterns:

The proposed use is appropriate for the location and will complement the buffer from
intensive Commercial zoning to the west to Residential Single Family One to the east.

. The proposed use will not adversely affect property values or living conditions, or be
a detriment to the improvement or development of adjacent property;

The proposed use should positively impact property values, living conditions and be an
improvement to the adjacent property, and development of previously undeveloped land.



. The proposed use can be suitably buffered from surrounding uses, so as to reduce
the impact of any nuisance or hazard to the neighborhood;

The proposed use can be suitably buffered from surrounding unlike uses to the west. The
parcel is bounded to the south by NE 4 Street, to the east by NE 3 Avenue, to the north
by NE 5% Street, and to the west by NE 2™ Avenue ROW.

. The proposed use will not create a density pattern that would overburden public
facilities such as schools, streets, and utility services;

The use will not create density patterns that would overburden any public facilities. The
potential development impacts will be accounted for within the existing available
amenities and is a buffer from the existing Commercial zoning.

The proposed use will create traffic congestion, flooding, or drainage problems, or
otherwise affect public safety;

The proposed use will not impact traffic congestion as existing streets provide adequate
capacity for the additional traffic. There are City ditches surrounding the property, but
the best location to drain is in the southeast portion of the site, which flow down NE 4
Street to Taylor Creek. This project will not adversely affect public safety.

. The proposed use has not been inordinately burdened by unnecessary restrictions;

The proposed use has not been inordinately burdened by unnecessary restrictions.



Glenwood Village

(Description of requested land use change and reason for request)

Mr. Mitch Stephens has a contract on this parcel that is owned by JKST Holdings, LLC. The
parcel is Block 110 of the City of Okeechobee, it is 1.929 acres of land between NE 2™ and 3™
Avenue and between NE 4% and 5% Street, Mr. Stephens is proposing a change of zoning on the
subject property. This property is located in Section 15, Township 37S, and Range 35E, with the
property’s parcel ID 3-15-37-35-0010-01100-0010. It is currently located in the City of

Okeechobee with a current zoning of Light Commercial.

The primary intent of rezoning this parcel is to amend the zoning classification to Residential
Multiple Family. The proposed zoning is compatible with adjacent lands at this location
surrounded by Residential Single Family One, Light Commercial, Commercial, other Residential

Multiple Family zoned lands.

This application requests the City to grant a change in zoning on this parcel from the existing
Light Commercial to Residential Multiple Family. The property can be accessed off any of the

streets listed above.

Mr. Stephens requests that the Planning Board recommend to the City Council to grant the

requested zoning amendment of this parcel of land to Residential Multiple Family.
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Warranty Deed

(STATUTORY FORM - SECTION 689.02, F.S.)

This Indenture made this .28 day of February, 2017 Between

C.P. CO., LLC, a Florida lmited Hability company whose post office address is PO BOX 14043, Fort Pisrce,
FL 34979 of the County of Saint Lucle, State of Florida, grantor®, and

JKST HOLDINGS, LLC, a Florida limitad Hability compary whoss post office address is PO BOX 873, Swan,
FL 34997 of the County of Martin, State of Florida, graniee”,

Witnesseth that said grantor, for and In consideration of the sum of TEN AND NO/100 DOLLARS ($10.00) and
mmwmm«mmuﬂmmmmﬁwmm the receipt whereof is hereby
acknowledged, has granied, bargained, and sold to the sald grantes, and grantea's helrs and assigns forever, tha
foliowing described and, situate. muﬂbehganommmntym to-wit

LOTS 1 TO 12, BLOCK 110 QOF, TH . CITY OF OKEECHOBEE, ACCORDING TO THE PLAT THEREOF AS
RECORDED IN PLAT BOOK 2, P 17 OF THE PUBLIC RECORDS OF OKEECHOBEE COUNTY,
FLORIDA.

Subject to restrictions, reservations and Wu‘of record, if any.

and said grantor does heraby fully warrant the title 1o said lend, and wil dsfend the same against lawful ciaims of
@il persons whomsoever.

* "Grantor” snd "Grantse” are used for singuiar or plurel, sa context requires.
In Witness Whereof, grantor has hereunto set grantor's hang and seal the day and year first above written.
Signed, sealed end defivered in our presence.

| _Co P Letn Vo

Alen A, g
/ Wz' Nime: 199&' frenzalez.

State of F

oot B} Luele.

The forcgoing instrument was acknowledged before me this 28th day of February, 2017 by GEORGE PANTUSO, Managing
Member of C.P. CO., LLC, on behalf of the limited liability comtpany. He/she [gfpeumnlly known to me or [X}] has

produced a driver’s license as identiflcation.
‘//th/hiaO \PCVIU/M:{'
Noury Public J honde. "], Vincent

RHONDA J. VINCENT
Notary Public - State of Florids
Commission # FF 902671

Mational Nolary Assn,

Processed C8M: 2/22117
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Ci1TY OF OKEECHOBEE
55 SE 3" AVENUE
OKEECHOBEE, FL. 34974
TELE: 863-763-3372 FaX: 863-763-1686
ILAND USE POWER OF ATTORNEY

Name of Property Owners: JKST Holdings, LLC

Mai]ing Address: P. O. Box 873, Port Salerno, FL. 34992

Home Telephone: Work: 863-467-1111 Cell:

Property Address: 200 block NE 4th Street
Okeechobee, FL 34972

Parcel ID Number: 3-15-37-35-0010-01100-0010

Name of Applicant: Mitch Stephens

Home Telephone: Work: Cell: 919-201-9913

The undersigned, being the record title owner(s) of the real property described above, do hereby grant unto
the applicant stated above the full right and power of attorney to make application to the City of Okeechobee
to change the land use of said property. This land use change may include rezoning of the property, the
granting of special exception or variances, and appeals of decisions of the Planning Department. It is
understood that conditions, limitations and restrictions may be place upon the use or operation of the
property. Misstatements upon application or in any hearing may result in the termination of any special
exception or variance and a proceeding to rezone the property to the original classification. This power of
attorney may be terminated only by a written and notarized statement of such termination effective upon

receipt by the Planning Department.

IN WITNESS WHERiOF THE UNDERSIGNED HAVE SET THEIR HAND AND SEALS THIS 3 />C
pay or /NA 20 2\ .

m"ﬁ/ WITNESS
OWNER WITNESS
STATE OF FLORIDA

COUNTY OF DKEECINDIPE |

The foregoing instrument was acknowlec%ed before me by means of %physical presence or __online

notarization, this 23\ _ day of mar ,!/\ ,20£|,by Iohn Yeoell ,

(Name of Person)
who is personally known to me or produced as identification.

MORGAN H BRANDEL mw//,l/a/\/ ZVMM

Ry
SRR,

Xz Notary Public-State of Florida
«Z Commission # GG 973359

s

§5 My Commission Expires
e March 25, 2024 Page 5of 11

NOTARY PUBLIC SIGNATURE

s,

-

Laitee,

\S

o

(Rev 4/2020)
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Staff Report
Rezoning Request

Prepared for:
Applicant:
Address:
Petition No.:

Request:

The City of Okeechobee

Mitch Stephens

309 NE 4" Street

21-002 -R

Change from Light Commercial to

Residential Multiple Family




Staff Report
Rezoning

Applicant: Mitch Stephens
Petition No. 21-002-R

General Information

Applicant

Owner

Site Address

Parcel Identification

Contact Person
Contact Phone Number
Contact Email Address

Mitch Stephens

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

JKST Holdings, LLC
PO Box 873

Port Salerno, FL 34992
shaun@agdcflorida.com

309 NE 4 Street

3-15-37-35-0010-01100-0010
Lots 1 to 12 Block 110

Steven L. Dobbs
863.634.0194
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

The matter before the Local Planning Agency and City Council is an application to rezone a 1.929
acre parcel located at 309 NE 4" Street from Light Commercial to Residential Multiple Family.
This request has been submitted with several other concurrent requests:

1) FLUM change from Commercial to Multi-family for this subject property
2) Vacation of the 5,995 square foot alley which runs through this subject property
3) FLUM change from Commercial to Multi-family for adjacent block 121 to the south of this

subject property

4) Rezoning from Single Family Residential to Residential Multiple Family for adjacent block
121 to the south of this subject property
5) Vacation of the alley which runs through adjacent block 121 to the south 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:shaun@gdcflorida.com
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Staff Report Applicant: Mitch Stephens

Rezoning Petition No. 21-002-R
Future Land Use, Zoning and Existing Use
Existing Proposed
Future Land Use Commercial Multi-Family Residential

Zoning Light Commercial Residential Multiple Family
Use of Property Vacant Multi-Family rental apartments
Acreage 1.929 acres 1.929 acres

Future Land Use, Zoning, and Existing Use on Surrounding

Future Land Use

Multi-family Residential

North  Zoning Residential Multiple Family
Existing Use Duplexes
Future Land Use Single Family Residential
East Zoning Residential Single Family
Existing Use Vacant
Future Land Use Commercial (Proposed change to Multifamily)
South Zoning Residential Single Family (Proposed change to Multifamily)
Existing Use Vacant (Proposed Multifamily)
Future Land Use Commercial
West Zoning Heavy Commercial
Existing Use Funeral Home

Analysis

Section 70-340 of the Land Development Regulations requires that the reviewing body find that
an application for rezoning meets each of the following conditions. The Applicant has provided
brief comments to each of the required findings. These are repeated below in Times Roman
typeface exactly as provided by the Applicant. Staff has made no attempt to correct typos,
grammar, or clarify the Applicant’'s comments. Staff comments are shown in this Arial typeface.

1. The proposed rezoning is not contrary to Comprehensive Plan requirements.

Applicant Response: “The proposed request in not contrary to the Comprehensive plan
requirements. The 1.929 acres site is currently zoned Light Commercial, and the surrounding
properties are zoned Light Commercial, Commercial, Residential Multiple Family, and Residential
Single Family One making the zoning change compatible by acting as a buffer from Commercial
to Residential Single Family One further to the east.”

Staff Comment: If the applicant’s request to change the future land use of this parcel from
Commercial to Multi-family Residential is approved, then we agree that a rezoning to




Staff Report Applicant: Mitch Stephens
Rezoning Petition No. 21-002-R

Residential Multiple Family will be consistent with the City’s Comprehensive Plan.

2. The proposed use being applied for is specifically authorized under the zoning district in
the Land Development Regulations.”

Applicant Response: “The proposed development of apartments on Residential Multiple Family
zoned land is specifically authorized under the proposed zoning district in the Land
Development Regulations.”

Staff Comment: Section 90-192(3) specifically lists multiple-family dwellings as a permitted
use within the RMF zoning district.

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

Applicant Response: “The proposed zoning change should have a positive impact on the public
interest to develop land that has access to all utilities and roads which will increase land value
and development potential as a residential use.”

Staff Comment: The applicant’s proposal to provide housing within the City’s commercial
corridor should provide increased support for the commercial uses along the corridor and
throughout the Community. Additionally, development of this vacant land will increase the
City’s tax base, which also has a positive effect on the public interest.

4. The proposed use is appropriate for the location proposed, is reasonably compatible with
adjacent land uses, and is not contrary or detrimental to urbanizing land use patterns.

Applicant Response: “The proposed use is appropriate for the location and will complement
the buffer from intensive Commercial zoning to the west to Residential Single Family One to
the east.”

Staff Comment: We agree that multi-family residential in this location provides a good
transitional buffer between the existing commercial uses along the corridor and the church
and predominantly single family residential neighborhood to the east.

5. The proposed use will not adversely affect property values or living conditions, or be a
deterrent to the improvement or development of adjacent property.

Applicant Response: “The proposed use should positively impact property values, living
conditions and be an improvement to the adjacent property, and development of previously
undeveloped land.”

Staff Comment: The development of this currently vacant parcel should have a positive
impact on surrounding property values. Living conditions should only be improved by the
addition of new housing which meets current building and zoning codes. Development and
redevelopment of adjacent property will also be more likely with this opportunity to provide
goods and services to the additional residents. Additionally, the increased setbacks that apply
to commercial properties abutting residential will not be applicable, as the subject property is
completely bounded by street rights-of-way and is not considered abutting to any other
property.




Staff Report Applicant: Mitch Stephens
Rezoning Petition No. 21-002-R

6. The proposed use can be suitably buffered from surrounding uses, so as to reduce the impact
of any nuisance or hazard to the neighborhood.

Applicant Response: “The proposed use can be suitably buffered from surrounding unlike uses
to the west. The parcel is bounded to the south by NE 4th Street, to the east by NE 3rd Avenue,
to the north by NE 5th Street, and to the west by NE 2" Avenue ROW.”

Staff Comment: All current code requirements will be enforced at time of site plan approval;
including setbacks and landscape buffering.

7. The proposed use will not create a density pattern that would overburden public facilities
such as schools, streets, and utility services.

Applicant Response: “The use will not create density patterns that would overburden any
public facilities. The potential development impacts will be accounted for within the existing
available amenities and is a buffer from the existing Commercial zoning.”

Staff Comment: The applicant has sufficiently demonstrated that public facilities will not be
overburdened by an apartment development at this location.

8. The proposed use will not create traffic congestion, flooding or drainage problems, or
otherwise affect public safety.

Applicant Response: “The proposed use will not impact traffic congestion as existing streets
provide adequate capacity for the additional traffic. There are City ditches surrounding the
property, but the best location to drain is in the southeast portion of the site, which flow
down NE 4th Street to Taylor Creek. This project will not adversely affect public safety.”

Staff Comment: The traffic statement provided by the applicant indicates that multi-family
development at the maximum allowable density is expected to generate approximately 140
daily vehicle trips, with 14 of those trips occurring during the PM peak hour. This is not a
significant increase in vehicle trips for this location, which is in close proximity to US-441 and
SR-70; and this is also significantly less vehicle trips than commercial development at the
maximum allowable intensity is expected to generate. All applicable drainage requirements
will be enforced at time of site plan approval.

9. The proposed use has not been inordinately burdened by unnecessary restrictions.

Applicant Response: “The proposed use has not been inordinately burdened by unnecessary
restrictions.”

Staff Comment: Agreed.




Staff Report Applicant: Mitch Stephens
Rezoning Petition No. 21-002-R

Recommendation

Based on the foregoing analysis, we find the requested rezoning from Light Commercial to
Residential Multiple Family is reasonably compatible with adjacent uses, and consistent with the
urbanizing pattern of the area. If the Applicant’s concurrent request to change the future land use
designation of this property from Commercial to Multifamily Residential is approved then we also
find this rezoning request to be consistent with the City’s Comprehensive Plan; and therefore
recommend Approval of the Applicant’s rezoning request.

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 and July 6, 2021

Attachments:  Future Land Use, Subject Site & Environs
Zoning, Subject Site & Environs
Aerial, Subject Site & Environs




Staff Report Applicant: Mitch Stephens
Rezoning Petition No. 21-002-R

FUTURE LAND USE
SUBJECT SITE AND ENVIRONS




Staff Report Applicant: Mitch Stephens
Rezoning Petition No. 21-002-R

ZONING
SUBJECT SITE AND ENVIRONS




Staff Report Applicant: Mitch Stephens
Rezoning Petition No. 21-002-R

AERIAL
SUBJECT SITE AND ENVIRONS




Exhibit 4 May 20, 2021






A Current zoning classification:Res Single Family One Requested zoning classification Residential Multiple Family

Describe the desired permitted use and intended nature of activities and development of the property?
B | The client is proposing to construct to the fullest density allowed mutifamily apartments for rent.

Is a Special Exception necessary for your intended use? (X )No (__) Yes Ifyes, briefly describe:

Is a Variance necessary for your intended use? (X YNo (__)Yes Ifyes, briefly describe:

Attach a Traffic Impact Study prepared by a professional transportation planner or transportation engineer, if the rezoning or
proposed use will generate 100 or more peak hour vehicle trip ends using the trip generation factors for the most similar use as
E contained in the Institute of Transportation Engineers most recent edition of Trip Generation. The TIA must identify the
number of net new external trips, pass-bay calculations, internal capture calculations, a.m. and p.m. peak hour trips and level
of service on all adjacent roadway links with and without the project.

Responses addressing the required findings for granting a rezoning or change in Land Development Regulations as described
below. Attach additional sheets as necessary.

FINDINGS REQUIRED FOR GRANTING A REZONING
OR CHANGE IN LAND DEVELOPMENT
REGULATIONS (Sec. 70-340, LDR page CD70:16)

It is the Applicant’s responsibility to convince the Planning Board/LPA and City Council that approval of the
proposed rezoning is justified. Specifically, the Applicant should provide in his/her application and presentation
sufficient explanation and documentation to convince the reviewing bodies to find that:

1. The proposed rezoning is not contrary to Comprehensive Plan requirements.

2. The proposed use being applied for is specifically authorized under the zoning district in the Land Development
Regulations.

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

4. The proposed use is appropriate for the location proposed, is reasonably compatible with adjacent land uses, and is
not contrary or detrimental to urbanizing land use patterns.

5. The proposed use will not adversely affect property values or living conditions or be a deterrent to the improvement
or development of adjacent property.

(Rev 4/2020) Page 6of 11



Glenwood Villages

Responses to Standards for Considering Changes in Zoning
. The proposed change is not contrary to the Comprehensive Plan Requirements;

The proposed request in not contrary to the Comprehensive plan requirements. The 2.066
acres site is currently zoned Residential Single Family One, and the surrounding
properties are zoned Light Commercial, Commercial, Residential Multiple Family, and
Residential Single Family One making the zoning change compatible by acting as a
buffer from Commercial to Residential Single Family One further to the east.

. The proposed use being applied for is specifically authorized under the zoning
district in the Land Development Regulations;

The proposed development of apartments on Residential Multiple Family zoned land is
specifically authorized under the proposed zoning district in the Land Development
Regulations.

. The proposed use will not have an adverse effect on the public interest;

The proposed zoning change should have a positive impact on the public interest to
develop land that has access to all utilities and roads which will increase land value and
development potential as a residential use.

. The proposed use is appropriate for the location proposed, is reasonably compatible
with adjacent land uses and is not contrary or detrimental to urbanizing land use

patterns:

The proposed use is appropriate for the location and will complement the buffer from
intensive Commercial zoning to the west to Residential Single Family One to the east.

. The proposed use will not adversely affect property values or living conditions, or be
a detriment to the improvement or development of adjacent property;

The proposed use should positively impact property values, living conditions and be an
improvement to the adjacent property, and development of previously undeveloped land.



. The proposed use can be suitably buffered from surrounding uses, so as to reduce
the impact of any nuisance or hazard to the neighborhood;

The proposed use can be suitably buffered from surrounding unlike uses to the west. The
parcel is bounded to the south by NE 4% Street, to the east by NE 3 Avenue, to the north
by NE 5% Street, and to the west by NE 2™ Avenue ROW.

. The proposed use will not create a density pattern that would overburden public
facilities such as schools, streets, and utility services;

The use will not create density patterns that would overburden any public facilities. The
potential development impacts will be accounted for within the existing available
amenities and is a buffer from the existing Commercial zoning.

. The proposed use will create traffic congestion, flooding, or drainage problems, or
otherwise affect public safety;

The proposed use will not impact traffic congestion as existing streets provide adequate
capacity for the additional traffic. There are City ditches surrounding the property, but
the best location to drain is in the southeast portion of the site, which flow down NE 4"
Street to Taylor Creek. This project will not adversely affect public safety.

. The proposed use has not been inordinately burdened by unnecessary restrictions;

The proposed use has not been inordinately burdened by unnecessary restrictions.



Glenwood Village

(Description of requested land use change and reason for request)

Mr. Mitch Stephens has a contract on this parcel that is owned by Corey and Desiree Penrod.
The parcel is Block 121 of the City of Okeechobee, it is 2.07 acres of land between NE 2™ and
3 Avenue and between NE 3rd and 4" Street. Mr. Stephens is proposing a change of zoning on
the subject property. This property is located in Section 15, Township 37S, and Range 35E, with
the property’s parcel IDs 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, and 3-15-37-35-0010-01210-0120. It is

currently located in the City of Okeechobee with a current zoning of Residential Single Family

One.

The primary intent of rezoning this parcel is to amend the zoning classification to Residential
Multiple Family. The proposed zoning is compatible with adjacent lands at this location
surrounded by Residential Single Family One, Light Commercial, Commercial, and Residential

Multiple Family zoned lands.

This application requests the City to grant<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>