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CITY OF OKEECHOBEE, FLORIDA 
PLANNING BOARD MEETING 

MARCH 18, 2021 
DRAFT SUMMARY OF BOARD ACTION 

I. 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.

II. 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.

III. AGENDA
There were no items added, deferred, or withdrawn from the agenda. 
Motion by Member Brass, seconded by Member Jonassaint to approve the 
agenda as presented. Motion Carried Unanimously. 

IV. MINUTES
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. 

V. CHAIRPERSON HOOVER OPENED THE PUBLIC HEARING AT 6:33 P.M.
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 2nd 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.

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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V. 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. 

VI. 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 

I. 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.

II. 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.

III. ITEMS OF DISCUSSION
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. 



DRAFT April 15, 2021 Planning Board Workshop Meeting Page 2 of 2 

III. 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. 

IV. 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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Applicaton for Comprehensive Plan Amendment ( 4/20) 

Mitch Stephens 

Applicant 
17705 Middlebrook Way 

Address 
Boca Raton, 

City 
919-201-9913 

Telephone Number 

Steven L. Dobbs 
Agent* 

1062 Jakes Way 
Address 

Okeechobee, 

Telephone Number 

JKST Holdings, LLC 

Owner(s) of Record 
PO Box 873 

Address 
Port Salerno, 

City 
863-467-111 

Telephone Number 

Fax Number 

Fax Number 

Fax Number 

FL 

State 

FL 

33496 
Z ip 

mitchstephens@gmail.com 
E-Mail 

33974 

State d bb@ d b Z ip. . s o s steve ob sengmeenng.com 

FL 

State 

E-Mail 

34992 

Z i p 
shaun@gdcflorida.com 

E-Mail 

Name, address and qual i fication of additional planners, arch itects, engineers, environmental 
consultants, and other profess i onals provi di ng information contained i n this applicat ion. 

*This will be the person contacted for all business relative to the appl i cation.

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) 

II. IR.EQI.JESITTEID CH NGE  Please see Section-'#;. i ee  Scf'lei:fule -

A. TYPE: (Check appropriate type)

D Text Amendment Future Land Use Map (FLUM) Amendment 

B. SUMMARY OF REQUEST (Brief explanation):
The owner is requesting lo change the future land use of these two parcels from Commercial lo 
Multifamily Residential Future Land Use 

Ill. PROPERTY SIZE  ND lliOCA'TIION ©F  FFECTED PROPERTY (for arnenarnents affecting 
clevelo rnent otential of ro en: 
A. PROPERTY LOCATION: 

1. Site Address: 309 NE 4th Street, Okeechobee, FL 34972 

2. Property ID #(s):3-15-37-35-0010-0l l00-0010 

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.)
1. Total Area of Property: _l_.9_2_9_A_c_re_s _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ 
2. Total Area included in Request:_l_.9_2_9_A_cr_e_s _ _ _ _ _ _ _ _ _ _ _ _ _ _ 

a. In each Future Land Use (FLU) Category: Multifamily - 1.929 Acres 
(1) 
(2) 
(3) 
(4) 

b. Total Uplands:_l._92_9_A_c_r_es _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ 
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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Staff Report   
Small Scale 
Comprehensive Plan Amendment 
 
Prepared for:  The City of Okeechobee 
Applicant:  Mitch Stephens 

Address:   309 NE 4th Street 

Petition No.:  21-002-SSA 

Request: Change from Commercial to  

Multifamily Residential 
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Application Information 

Applicant 

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

Owner 

JKST Holdings, LLC 
PO Box 873 
Port Salerno, FL  34992 
shaun@gdcflorida.com 

Site Address 309 NE 4th Street 

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

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

 
 
Request 

The matter before the Local Planning Agency and City Council is an application for an amendment 
to the Future Land Use Map (FLUM) for a 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
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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 Properties 

North 
Future Land Use Multi-family Residential 
Zoning Residential Multiple Family  

Existing Use Duplexes 

East 
Future Land Use Single Family Residential 
Zoning Residential Single Family 

Existing Use Vacant 

South 
Future Land Use Commercial (Proposed change to Multifamily) 
Zoning Residential Single Family (Proposed change to Multifamily) 

Existing Use Vacant (Proposed Multifamily) 

West 

Future Land Use Commercial 
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. 
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However, given the parking requirements for most commercial uses and the maximum 
impervious surface ratio allowed in the Heavy Commercial of 85%, it would be difficult to 
provide sufficient parking for 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 
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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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Staff Report   
Small Scale 
Comprehensive Plan Amendment 
 
Prepared for:  The City of Okeechobee 
Applicant:  Mitch Stephens 

Address:   200 NE 3rd Street 

Petition No.:  21-003-SSA 

Request: Change from Commercial to  

Multifamily Residential 
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General Information 

Applicant 

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

Owner 

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

Site Address 200 NE 3rd Street 

Parcel Identification 

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

Contact Person Steven L. Dobbs 
Contact Phone Number 863.824.7644 
Contact Email Address sdobbs@stevedobbsengineering.com 
For the legal description of the project or other information regarding this application, please 
refer to the application submittal package which is available by request at City Hall and is 
posted on the City’s website prior to the advertised public meeting at  
https://www.cityofokeechobee.com/agendas.html 

 
Request 

The matter before the Local Planning Agency and City Council is an application for an amendment 
to the Future Land Use Map (FLUM) for eight contiguous parcels totaling 2.066 acres. The parcels 
are designated Commercial on the Future Land Use Map.  The Applicant is requesting to change 
the Future Land Use designation of this property from Commercial to Multi-Family Residential. 
This request has been submitted with several other concurrent requests: 

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

2) Vacation of the 4,500 square foot alley which runs through this subject property 
3) FLUM change from Commercial to Multi-family for adjacent block 110 to the north of this 

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

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

property 

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

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

 Existing Proposed 
Future Land Use Commercial Multi-Family Residential 
Zoning  Residential Single Family Residential Multiple Family 
Use of Property Vacant Multi-Family rental apartments  
Acreage 2.066 acres 2.066 acres 

 

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

North 
Future Land Use Commercial (Proposed change to Multifamily) 
Zoning Light Commercial (Proposed change to Multifamily) 

Existing Use Vacant (Proposed Multifamily) 

East 

Future Land Use Commercial and Single Family Residential 

Zoning Commercial Professional Office and Residential Single 
Family 

Existing Use House of Worship 

South 
Future Land Use Commercial and Multifamily 
Zoning Residential Multiple Family and Heavy Commercial 

Existing Use Commercial 

West 

Future Land Use Commercial 
Zoning Heavy Commercial 

Existing Use Commercial 
 
 
General Analysis and Staff Comments 

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

B. Current Development Potential as Commercial 
While the Commercial Future Land Use category allows for a maximum FAR of 3.0, the 
City’s most intense commercial zoning district (CHV) only allows a maximum building 
coverage of 50% and a maximum building height of 45 feet (without a special use 
exception). These limitations allow for a potential three story structure, a maximum FAR of 
1.5 and a maximum floor area of approximately 135,000 square feet. 
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However, given the parking requirements for most commercial uses and the maximum 
impervious surface ratio allowed in the Heavy Commercial of 85%, it would be difficult to 
provide sufficient parking for 135,000 square feet of commercial use and the maximum floor 
area would likely be further limited by the ability to provide sufficient parking. Additionally, 
given the character of Okeechobee, it would be unusual to exceed two stories. A two-story 
structure with 50% building coverage on 2.066 acres would have a floor area of 
approximately 90,000 square feet. 
 

C. Future Development Potential as Multi-Family Residential 
The maximum density allowable in the Multi-Family Residential Future Land Use Category 
is 10 units per acre or 11 if the units qualify as affordable housing. With the affordable 
housing bonus, maximum development potential for 2.066 acres would be 22 multi-family 
dwellings. 
The applicant has also submitted a concurrent request to vacate the alley that runs through 
this subject property. If that request is approved, the area of this parcel will be increased to 
2.17 acres with a potential for 23 multi-family dwelling units. 

 

D. Consistency and Compatibility with Comprehensive Plan and Adjacent Uses.  
Policy 2.2 of the Future Land Use Element recommends that the City protect the use and 
value of private property from adverse impacts of incompatible land uses, activities and 
hazards. 
Objective 12 states that the City of Okeechobee shall encourage compatibility with adjacent 
uses, and curtailment of uses inconsistent with the character and land uses of surrounding 
areas and shall discourage urban sprawl. 
This property is one block away from US-441 and is within the area that is unofficially 
considered the City’s commercial corridor. As such, the applicant’s intended plan for this 
property as multi-family housing is appropriate for this location. High density residential at 
this property provides a transitional buffer between the commercial uses fronting on US-441 
and the lower density residential area to the east. There should be no significant issues 
concerning the compatibility of the proposed multi-family map designation with adjacent 
designations or uses; and the applicant’s request is consistent with the goals, objectives 
and policies of the City’s comprehensive plan.    
 

E. Adequacy of Public Facilities 
Traffic Impacts 
The applicant has provided a traffic analysis report prepared by MacKenzie Engineering & 
Planning. The analysis was conducted based on the area of both this subject parcel as well 
as the adjacent parcel to the south which is the subject of a concurrent request to change 
the future land use from Commercial to Multi-Family Residential, for a total of approximately 
4 acres. The report concludes that the proposed change from Commercial to Multi-Family 
Residential will result in the reduction of potential vehicle trips. Staff agrees with this 
conclusion.  
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The report also concludes that the estimated number of daily vehicle trips to be generated 
by the proposed multi-family projects at both of these sites is 279. However, this is based 
on 10 dwelling units per acre. If the applicant’s units qualify as affordable housing, the 
density could be 11 du/acre and could generate approximately 292 daily vehicle trips. 
Regardless of this difference in estimates, the overall potential for trip generation is still 
decreased by this proposed map change, which lessens the potential strain on the 
surrounding roadway network. 
 
Demand for Potable Water and Sewer Treatment 
The applicant has provided an analysis of the estimated water and sewer demand which 
concludes that potential demand for these services is lessened by the proposed map 
change. Staff agrees with this conclusion.   
 
Demand for Solid Waste Disposal 
The applicant has provided a letter from an engineer with Waste Management which 
generally states that there is adequate capacity in the landfill for the next 100 years.  
  
Demand for Public School Services 
The applicant has provided letter from the Superintendent of the Okeechobee County 
School Board indicating that adequate capacity exists within the district to accommodate 
the estimated 11 students that would be generated by this change in land use.   
 
Recreation and Open Space Demand 
Policy 3.1 of the Recreation and Open Space Element of the City’s Comprehensive Plan 
states the City’s adopted level of service for recreation and open space areas is 3 acres per 
1000 residents. Instead of providing a capacity analysis for the population of the City, the 
applicant has provided a statement in their application indicating that this standard will be 
met for the resident population of this proposed project, by providing on-site facilities at time 
of development plan approval.   

 
F. Environmental Impacts 

The Applicant has provided a wetlands inventory indicating that no wetlands are present on 
the site; a soils map indicating that site is comprised entirely of Immokalee fine sand and is 
suitable for development; a flood hazard map indicating that the site is within an area of 
minimal flood hazard; and general statements that there are no unique habitats or 
endangered species present. 
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Recommendation 
Based on the foregoing analysis, we find the requested Multi-Family Residential Future Land Use 
Designation for the subject property to be consistent with the City’s Comprehensive Plan, 
reasonably compatible with adjacent uses, and consistent with the urbanizing pattern of the area.   
Therefore, we recommend Approval of the Applicant’s request to amend the Future Land Use 
Map of the City’s Comprehensive Plan to change the designation of this property from 
Commercial to Multi-family Residential. 

Submitted by: 

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

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

______ 
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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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Staff Report   
Rezoning Request 
 
Prepared for:  The City of Okeechobee 

Applicant:  Mitch Stephens 

Address:  309 NE 4th Street 

Petition No.:  21-002 -R 

Request: Change from Light Commercial to  

Residential Multiple Family 
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General Information 
 

Applicant 

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

Owner 

JKST Holdings, LLC 
PO Box 873 
Port Salerno, FL  34992 
shaun@gdcflorida.com 

Site Address 309 NE 4th Street 

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

Contact Person Steven L. Dobbs 
Contact Phone Number 863.634.0194 
Contact Email Address sdobbs@stevedobbsengineering.com 
For the legal description of the project or other information regarding this application, please 
refer to the application submittal package which is available by request at City Hall and is 
posted on the City’s website prior to the advertised public meeting at  
https://www.cityofokeechobee.com/agendas.html 

 
Request 

The matter before the Local Planning Agency and City Council is an application to rezone a 1.929 
acre parcel located at 309 NE 4th 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
https://www.cityofokeechobee.com/agendas.html
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Future Land Use, Zoning and Existing Use  

 Existing Proposed 
Future Land Use Commercial Multi-Family Residential 
Zoning  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 Properties 

North 

Future Land Use Multi-family Residential 
Zoning Residential Multiple Family  

Existing Use Duplexes 

East 
Future Land Use Single Family Residential 
Zoning Residential Single Family 

Existing Use Vacant 

South 

Future Land Use Commercial (Proposed change to Multifamily) 
Zoning Residential Single Family (Proposed change to Multifamily) 

Existing Use Vacant (Proposed Multifamily) 

West 

Future Land Use Commercial 
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 
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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.  
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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. 
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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   
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FUTURE LAND USE 
SUBJECT SITE AND ENVIRONS 
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ZONING 
SUBJECT SITE AND ENVIRONS 
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AERIAL 
SUBJECT SITE AND ENVIRONS 
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Staff Report   
Rezoning Request 
 
Prepared for:  The City of Okeechobee 

Applicant:  Mitch Stephens 

Address:  200 NE 3rd Street 

Petition No.:  21-003-R 

Request: Change from Residential Single Family 

to Residential Multiple Family 
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General Information 

Applicant

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

Owner 

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

Site Address 200 NE 3rd Street 

Parcel Identification 

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

Contact Person Steven L. Dobbs 
Contact Phone Number 863.824.7644 
Contact Email Address sdobbs@stevedobbsengineering.com 
For the legal description of the project or other information regarding this application, please 
refer to the application submittal package which is available by request at City Hall and is 
posted on the City’s website prior to the advertised public meeting at 
https://www.cityofokeechobee.com/agendas.html 

Request 

The matter before the Local Planning Agency and City Council is an application to rezone a 2.066 
acre parcel located at 200 NE 3rd Street from Residential Single Family to Residential Multiple 
Family. 
The subject property is designated Commercial on the Future Land Use Map The applicant is 
also requesting a small scale map amendment to change the property from Commercial to Multi-
family Residential. 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 4,500 square foot alley which runs through this subject property
3) FLUM change from Commercial to Multi-family for adjacent block 110 to the north of this

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

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

property

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

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

Existing Proposed 
Future Land Use Commercial Multi-Family Residential 
Zoning Residential Single Family Residential Multiple Family 
Use of Property Vacant Multi-Family rental apartments 
Acreage 2.066 acres 2.066 acres 

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

North 
Future Land Use Commercial (Proposed change to Multifamily) 
Zoning Light Commercial (Proposed change to Multifamily) 

Existing Use Vacant (Proposed Multifamily) 

East 

Future Land Use Commercial and Single Family Residential 

Zoning Commercial Professional Office and Residential Single 
Family 

Existing Use House of Worship 

South 

Future Land Use Commercial and Multifamily 
Zoning Residential Multiple Family and Heavy Commercial 

Existing Use Commercial 

West 

Future Land Use Commercial 
Zoning Heavy Commercial 

Existing Use Commercial 

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 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.”
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Staff Comment: The current zoning of Residential Single Family is not consistent with the 
current future land use designation of Commercial and is therefore contrary to the 
Comprehensive Plan requirements. 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 Residential Multiple Family will be consistent with the Future Land Use Map of the 
City’s Comprehensive Plan.

Additionally, 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; and 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. Allowing single family 
development at this location within the City’s commercial corridor is not consistent with this 
policy and objective. 

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.
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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 these currently vacant parcels 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.

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 2nd 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. All applicable drainage requirements will be enforced at time of site plan approval.
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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. 

 

Recommendation 
Based on the foregoing analysis, we find the requested rezoning from Residential Single Family 
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   
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FUTURE LAND USE 
SUBJECT SITE AND ENVIRONS 
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ZONING 
SUBJECT SITE AND ENVIRONS 
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AERIAL 
SUBJECT SITE AND ENVIRONS 
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1375 Jackson Street, Suite 206   Fort Myers, FL 33901    239-334-3366    www.larueplanning.com 

Staff Report 

To: Okeechobee Planning Board 

From: Ben Smith, AICP 

Meeting Date:  May 20, 2021 

Subject:  Commercial Corridor Workshop 

In May of 2013, the Planning Board recommended to the City Council adoption of an amendment 
to the City’s Comprehensive Plan to create a Commercial Corridor Overlay with restrictions on 
rezonings that may be approved within that Overlay. That amendment was never adopted by the 
City Council. Staff had an opportunity to review that previously proposed amendment and brought 
it back to the Planning Board at their workshop last month, along with some additional corridor 
planning options to consider. After discussion of the various options, the Board suggested that staff 
bring back amendment language that would define the commercial corridor for planning purposes 
and provide aspirational guidelines and objectives for development and redevelopment along the 
City’s major corridors, but that would not burden that area with any additional requirements or rigid 
limitations. Additionally, the Board discussed the previously proposed boundaries of the overlay 
and suggested that staff make changes to that as well.  

Below is the revised amendment language and attached is the City’s Future Land Use Map and 
Zoning Map depicting the revised changes to the boundaries of the overlay. This amendment is 
designed to assist the Planning Board and Council when making determinations on requests for 
rezoning and amending the future land use map. Though it will 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 future land use map and the zoning map, 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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Future Land Use Policy 2.1: The following land use designations are established for the purpose of 
managing future growth: 

 * * * * * * * * * * * * * 

g) Commercial Corridor Overlay. The City recognizes the importance of SR-70 and US-441 as 
the City’s primary commercial corridor roadways and desires to follow a considered, limited, 
and consistent approach to encourage private sector development and expansion of commercial, 
high density residential, and mixed-use opportunities in close proximity to city’s major arterials. 
To this end, the City has identified those areas generally within one to two blocks of each of 
these roadways, but as more specifically delineated on Map 1.2 in the Future Land Use Map 
Series, as the Commercial Corridor Overlay (CCO). To eliminate any uncertainty as to the 
desired pattern of land use within the boundaries of the CCO, the City declares the following 
planning aspirations for the CCO: 

1. Improve the quality of life for the City’s residents and visitors by promoting development 
and redevelopment within the CCO which contributes to a thriving economic and cultural 
center with varied commercial opportunities, housing options, and social venues.  

2. Foster infill and compatibility with existing development. 

5. Encourage transitional development patterns with gradually lessening intensity outward 
from the corridors toward the low density residential neighborhoods. 

3. Consider rezoning requests within and adjacent to the CCO in light of the City’s stated goals 
for the CCO.  

 

 

 






	City of Okeechobee, Florida
	Planning Board Meeting
	March 18, 2021
	DRAFT Summary of Board Action
	I. 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.

	II. 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 Membe...

	III. 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.

	IV. 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.

	V. 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 P...
	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 2nd Street, Okeechobee, commented maybe a standard parking requirement should be created for properties that are considered “strip malls” as it appears that in several instan...
	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...

	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.

	V. 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 ...

	VI. Chairperson Hoover adjourned the meeting at 7:07 P.M.

	2021-04-15 PB Minutes-DRAFT.pdf
	City of Okeechobee, Florida
	Planning Board Workshop Meeting
	April 15, 2021
	DRAFT Summary of Board Discussion
	I. 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.

	II. 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 S...

	III. 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...
	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...
	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 ...
	III. 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, ...
	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, warehou...
	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 developme...
	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 revis...

	IV. Chairperson Hoover adjourned the meeting at 7:10 P.M.
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