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CITY OF OKEECHOBEE, FLORIDA
APRIL 16, 2020, PLANNING BOARD MEETING
DRAFT SUMMARY OF BOARD ACTION
Pursuant to Executive Order No. 20-69, issued by the Office of Governor Ron DeSantis on March 20,
2020, municipalities may conduct meetings of their governing bodies without having a quorum of its
members present physically or at any specific location, and utilizing communications media technology
(CMT) such as telephonic or video conferencing, as provided by Section 120.54(5)(b)2, Florida
Statutes.
I.

CALL TO ORDER
Chairperson Hoover called the CMT meeting of the Planning Board for the City of Okeechobee
to order on Thursday, April 16, 2020, at 6:05 P.M. by means of using Zoom online Meeting ID
314313542 with the Host computer operated by Executive Assistant Robin Brock being in the
City Council Chambers, 55 Southeast 3rd Avenue, Room 200, Okeechobee, Florida. The video,
audio, and other digital comments are recorded and retained as a permanent record.
Chairperson Hoover provided the meeting instructions. All individual computers and telephones
will be muted upon entering the meeting. The Host and the Chair will be unmuted at all times.
Board Members making a motion or second are to announce their name before speaking. The
Chair will call upon each Board Member individually for their vote. Please mute yourself and
unmute during each item for discussion and vote. At any time during the meeting if you wish to
speak, raise your hand in Zoom by clicking the icon on the right-hand side of the screen.
A.

II.

The Pledge of Allegiance was led by Board Secretary Patty Burnette.

ATTENDANCE
Planning Board Secretary Burnette called the roll. Chairperson Dawn Hoover, Vice-Chairperson
Doug McCoy, Board Members Karyne Brass, Rick Chartier, Mac Jonassaint and Les McCreary
were present. Alternate Board Members Felix Granados and Jim Shaw were present. Board
Member Phil Baughman was absent with consent.
CITY STAFF: City Attorney John Fumero, City Planning Consultant Ben Smith, General Services
Secretary Yesica Montoya, and Executive Assistant Robin Brock were present.
Chairperson Hoover moved Alternate Board Member Granados to voting position.

III.

AGENDA
A.
A motion was made by Member Chartier to defer to the next meeting scheduled for May
21, 2020 at 6:00 P.M., Public Hearing Item V.A. and Quasi-Judicial Item V.C.
[Comprehensive Plan Small Scale Future Land Use Map (FLUM) Amendment Application
No. 20-002-SSA, from Single Family Residential (SF) and Multi-Family Residential (MF)
to Industrial on 2.87± acres located in the 500 to 600 blocks of Southwest 7th Avenue;
and Rezoning Petition No. 20-001-R, from Residential Multiple Family (RMF) to Industrial
(IND) on 2.87± acres located in the 500 to 600 blocks of Southwest 7th Avenue]; seconded
by Member Granados.
Chairperson Hoover, Vice Chairperson McCoy, Board Members Brass, Chartier,
Jonassaint, McCreary and Granados voted: Aye. Nays: None. Absent: Board
Member Baughman. Motion Carried.
B.

A motion was made by Vice Chairperson McCoy to adopt the amended agenda,
seconded by Member McCreary.
Chairperson Hoover, Vice Chairperson McCoy, Board Members Brass, Chartier,
Jonassaint, McCreary and Granados voted: Aye. Nays: None. Absent: Board
Member Baughman. Motion Carried.
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IV.

MINUTES
A.
A motion was made by Member Chartier to dispense with the reading and approve the
minutes for the March 19, 2020, Regular Meeting; seconded by Vice Chairperson McCoy.
Chairperson Hoover, Vice Chairperson McCoy, Board Members Brass, Chartier,
Jonassaint, McCreary and Granados voted: Aye. Nays: None. Absent: Board
Member Baughman. Motion Carried.

V.

CHAIRPERSON HOOVER OPENED THE PUBLIC HEARING AT 6:14 P.M.
A.
Comprehensive Plan Small Scale FLUM Amendment Application No 20-002-SSA, from
SF Residential and MF Residential to Industrial on 2.87 acres located in the 500 to 600
blocks of Southwest 7th Avenue was deferred until the May 21, 2020, Regular Meeting.
B.

Chairperson Hoover yielded the floor to City Planning Consultant Mr. Smith. He briefly
reviewed the Planning Staff Report for Comprehensive Plan Small Scale FLUM
Application No. 20-003-SSA, which requests to change the FLU designation from SF
Residential to Industrial on 1.60± acres located in the 700 block between Northwest 7th
and 8th Streets along Northwest 6th Avenue, Lots 11 through 20 of Block 62,
OKEECHOBEE, Plat Books 1 and 5, Pages 10 and 5, Public Records, Okeechobee
County. The Applicant has stated their intent for the development of the property is for a
contractor’s office. A Site Plan Review application has been submitted for review.
The maximum density allowable in the SF Residential FLU Category is four units per acre
or five if the units qualify as affordable housing. With the affordable maximum
development potential for 1.6 acres would be eight single-family dwellings. However, in
order to develop single family dwelling units at this property, a zoning map amendment
would be required, as single-family dwelling units are not permitted in the IND Zoning
District. While the Industrial FLU category allows for a maximum floor area ratio (FAR) of
3.0, the IND zoning district only allows a maximum building coverage of 50 percent and
a maximum building height of 45 feet (without a special exception approval). These
limitations allow for a potential four-story structure, a maximum FAR of 2.0 and a
maximum floor area of approximately 278,000 square feet. However, given that a fourstory industrial structure is not likely, it may be more practical to expect a one- or twostory structure if this map change is approved.
1.

Mr. Steven Dobbs, consultant for the Applicant, Mr. Mitchell G. Hancock,
was available for questions from the Board. There were none.

2.

Chairperson Hoover opened the floor for public comment and there was
none.

3.

No Ex-Parte disclosures were offered from Board Members.

4.

Planning Staff Findings are as follows: The Application was found to be
consistent with the City’s Comprehensive Plan, specifically Policy 2.2 and
Objective 12 of the FLU Element. The CSX Transportation Inc. railroad runs
along the Northern property line of the subject parcel with existing Industrial
uses operating to the North of that. The adjacent properties to the East and
West of the subject property are vacant and currently designated as SF
Residential on the FLUM. However, those same vacant properties are
zoned IND and are also adjacent to the railroad. To the South of the subject
property, across Northwest 7th Street, are several single-family residences.
Despite the proximity of these residences, the Industrial designation seems
more compatible and consistent with the surrounding area. Buffering of the
single-family residences will be necessary.
The Applicant has provided a traffic analysis that estimates the requested
map changes from SF Residential to Industrial would result in a potential
increase of 651 daily vehicle trips and 93 peak hour vehicle trips. Another
traffic analysis will be needed which will be specific to the Applicant’s
proposed development should these map changes be approved and a site
plan for development of this property be submitted, as an industrial use is
likely to generate heavier truck traffic than residential uses. Regarding
adequacy of public facilities, the Applicant’s submission includes letters
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from the Okeechobee Utility Authority and Waste Management, indicating
that there is adequate excess capacity to accommodate the demand for
potable water, wastewater treatment and solid waste disposal that would be
associated with a proposed industrial use. We agree with the Applicant’s
statements that the site has no significant or unique characteristics
regarding environmental sensitivity, wetlands, wildlife habitat, endangered
species, soil conditions or susceptibility to flooding.
Based on the foregoing analysis, Mr. Smith finds the requested Industrial
FLU designation for the subject property to be to be consistent with the
City’s Comprehensive Plan, reasonably compatible with adjacent uses, and
consistent with the urbanizing pattern of the area.
Members Brass and McCreary inquired as to the procedure of notifying the
public of these types of applications as no signage is posted on the subject
parcels and no surrounding property owners notices are mailed. City
Attorney Fumero explained the City’s Land Development Regulations state
there shall be a publication of a notice of the public hearing at least twice in
a newspaper of general circulation. In addition, the notice is posted at City
Hall and on the City of Okeechobee’s website. The notice does list an email
address and a phone to contact should the public have questions. Secretary
Burnette commented she has received no inquiries regarding this
Application.
A motion was offered by Member Chartier to recommend approval to the
City Council for Comprehensive Plan Small Scale FLUM Amendment
Application No 20-003-SSA, which requests to change the FLU designation
from SF Residential to Industrial on 1.60± acres located in the 700 block
between Northwest 7th and 8th Streets along Northwest 6th Avenue, Lots 11
through 20 of Block 62, OKEECHOBEE, Plat Books 1 and 5, Pages 10 and
5, Public Records, Okeechobee County, and find it to be consistent with the
Comprehensive Plan, reasonably compatible with adjacent uses, and
consistent with the urbanizing pattern of the area; seconded by Member
Jonassaint.
a)
b)

The board offered no further discussion.
Chairperson Hoover, Vice Chairperson McCoy, Board
Members, Chartier, Jonassaint, McCreary and Granados
voted: Aye. Nays: Board Member Brass. Absent: Board
Member Baughman. Motion Carried. The recommendation
will be forwarded to the City Council for consideration at
a Public Hearing, tentatively May 5, 2020, 6:00 P.M.

PUBLIC HEARING-QUASI-JUDICAL ITEM
C.
Rezoning Petition No. 20-001-R, from RMF to Industrial on 2.87± acres located in the 500
to 600 blocks of SW 7th Avenue for the proposed use of expanding the existing industrial
facility located to the North was deferred until the May 21, 2020, Regular Meeting.
CHAIRPERSON HOOVER CLOSED THE PUBLIC HEARING AT 6:24 P.M.
VI.

There being no further items on the agenda, Chairperson Hoover adjourned the meeting at
6:24 P.M.

Dawn T. Hoover, Chairperson
ATTEST:

Patty M. Burnette, Secretary
Please take notice and be advised that when a person decides to appeal any decision made by the Planning Board/Board of Adjustment
and Appeals 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 2
May 21, 2020

City of Okeechobee
General Services Department
55 S.E. 3rd Avenue, Room 101
Okeechobee, Florida 39974-2903
Phone: (863) 763-3372, ext. 218
Fax: (863) 763-1686

-l1J-JQ
Date:
Fee Paid:
1 st Hearing: ;z _;iQ-;)._Q
Publication Dates:
Notices Mailed:
"-1 A

Petition No.
Jurisdiction:
2" Hearing:

APPLICATION FOR COMPREHENSIVE PL.AN AMENDMENT
To BE COMPLETED BY CITY STAFF:
_,1'·· 111
C: �________
· n: __J_,_1
Ven.fi1ed FLUM Des1. gnat10
_______________

Verified Zoning Designation: _R_\_\'Yl
_1 _f_· _____________________
Plan Amendment Type:
D Large Scale (LSA) involving over 10 acres or text amendment
[K] Small Scale (SSA) 10 acres or less

D

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
1s: ----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.

*

Date

Signature of Owner or
Authorized 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. 218
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Staff Report
Small Scale
Comprehensive Plan Amendment

Prepared for:

The City of Okeechobee

Applicant:

Neal Markus
Loumax Development Inc

Petition No.:

20-002-SSA

Staff Report
Applicant: Neal Markus, Loumax Development
Small Scale Comprehensive Plan Amendment
Petition No. 20-002-SSA
General Information
Applicant
Owner

Neal Markus, Loumax Development Inc
Ruth G. Spradley & Gale B. Nemec

Applicant Address

PO Box 5501, Fort Lauderdale, FL 33310

Applicant Email Address

njmarkus@gmail.com

Site Address

500-600 Block of SW 7th Avenue

Contact Person

3-15-37-35-0010-01910-0010
3-15-37-35-0010-01900-0010,
3-21-37-35-0020-02510-0130
Steven L. Dobbs

Contact Phone Number

863.824.7644

Contact Email Address

sdobbs@stevedobbsengineering.com

Parcel Identification

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 three vacant parcels of land totaling 2.87 acres. Two
parcels are designated Single Family and one parcel is designated Multi-Family Residential on
the Future Land Use Map. The proposal is to change the Future Land Use designation of all three
parcels to Industrial. The Applicant has submitted a concurrent request to rezone the same
parcels from Multi-family to Industrial. The Applicant owns the industrial property to the north of
these parcels and has stated that the reason for these requests is expansion of existing
operations. According to the Applicant’s representative, the current operations include
manufacturing of compressed air canisters.
The current and proposed Future Land Use designations, zoning, existing use, and acreage of
the subject property and surrounding properties are shown in the following tables and on the
maps.

Future Land Use, Zoning and Existing Use
Existing
Single Family and Multi-Family
Residential

Proposed

Zoning

Residential Multiple Family

Industrial

Use of Property
Acreage

Vacant
2.87 acres

Industrial
2.87 acres

Future Land Use

Industrial

1

Staff Report
Applicant: Neal Markus, Loumax Development
Small Scale Comprehensive Plan Amendment
Petition No. 20-002-SSA
Future Land Use, Zoning, and Existing Use on Surrounding Properties

North

East

South

West

Future Land Use

Industrial

Zoning

Industrial

Existing Use

Loumax Development

Future Land Use

Single Family Residential

Zoning

Residential Multiple Family

Existing Use

Single Family Home and Vacant

Future Land Use

Multi-Family Residential

Zoning

Residential Multiple Family

Existing Use

Childcare Facility

Future Land Use

Multi-Family Residential

Zoning

Residential Multiple Family

Existing Use

Vacant and
Pending Residential Apartment Complex

General Analysis and Staff Comments
A.

Qualification for Amendment
Based on the size of the property (2.87 acres) this application qualifies under Chapter 163,
F.S. as a Small-Scale Development Activity Plan Amendment (SSA) to the Comprehensive
Plan.

B.

Current and Future Development Potential as Single-Family and Multi-family
Residential
This request involves three vacant parcels of land with current Future Land Use
designations as follows:
•
•
•

0.409 acres of single family residential
0.86 acres of single family residential
1.6 acres of multi-family residential

The maximum density allowable in the Single-Family Residential Future Land Use Category
is four units per acre or five if the units qualify as affordable housing. With the affordable
housing bonus, maximum development potential for 1.269 acres would be 6 single-family
dwellings.
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 1.6 acres would be 17 multi-family
dwellings.
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Staff Report
Applicant: Neal Markus, Loumax Development
Small Scale Comprehensive Plan Amendment
Petition No. 20-002-SSA
C.

Future Development Potential as Industrial
Policy 2.1(e) of the City’s Future Land Use Element:
Industrial. Permitted uses include large-scale manufacturing or processing activities, business
offices and schools, wholesaling and warehousing, public facilities, public utilities, limited retail
and service uses, and off-site signs, limited agriculture, and accessory uses customary to permissible
uses. Other uses related to and consistent with industrial development such as adult entertainment,
salvage yards, fortunetellers, bulk storage of hazardous materials and manufacturing of chemical or
leather products may be permissible under certain circumstances.
1. Industrial 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.
2. Zoning districts considered appropriate within this future land use category include only RH
and Industrial (IND).

While the Industrial Future Land Use category allows for a maximum FAR of 3.0, the
Industrial zoning district 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 four story structure, a maximum FAR of 2.0 and a theoretical
maximum floor area of approximately 250,000 square feet on 2.87 acres. However,
given that a 4 story industrial structure is not likely, it may be more practical to expect
a one or two story structure if this map change is approved. A one story structure
occupying 50% of 2.87 acres would be about 62,500 square feet of floor area and a
two story structure with the same footprint would have about 125,000 square feet of
floor area. It is important to note that the applicant has not submitted any proposed
plans or provided any comments regarding the potential development of the property,
other than the stated desire to expand operations of the existing industrial use to the
north of these subject parcels.

Comprehensive Plan Analysis
A.

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 of the Future Land Use Element 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.
The property to the north of these parcels is industrial but the remainder of the surrounding
properties hold residential designations on the City’s Future Land Use Map and the City’s
Zoning Map. While much of the directly adjacent land is vacant, there exists one single
family residence and a preschool across SW 7th Ave from these parcels. Other single family
residences exist nearby and a new multi-family apartment project has been approved
nearby as well.
The Applicant currently owns and operates a 1.6 acre industrial site to the north of these

3

Staff Report
Applicant: Neal Markus, Loumax Development
Small Scale Comprehensive Plan Amendment
Petition No. 20-002-SSA
subject parcels, which is one of only a few properties with an industrial future land use
designation south of Park Street in the City. Besides the Applicant’s existing site, there is
an additional 2.5 acres of industrial to the north, 0.5 acres of industrially designated property
on SW Park Street and a 3 acre property on SE 10th Street. The Applicant’s requested future
land use map changes represent a 37% increase in Industrial future land use south of Park
Street in the City.
From a planning perspective, expansion of the Industrial Future Land Use in this area would
be out of character and likely incompatible with the predominantly residential nature of the
surrounding neighborhood.
B.

Adequacy of Public Facilities
Traffic Impacts
The applicant has provided a traffic analysis that estimates the requested map changes
from single family residential to industrial and multi-family residential to industrial on these
parcels would result in an increase in 1,144 potential daily vehicle trips and 166 potential
peak hour vehicle trips. We agree with this analysis.
In addition to the consideration of total vehicle trips, it is also important to consider that an
industrial use is likely to generate more heavy truck traffic than residential uses.
If these map changes are approved and a site plan for development of these parcels were
to be submitted, it would be necessary to provide additional assessment of the impact of
traffic on the adjacent streets and properties at the time of site plan approval.
Demand for Potable Water, Sewer Treatment and Solid Waste Disposal
The applicant has provided an analysis on the potential change in demand for potable water
and sewer services if these map changes are approved. That analysis indicates an increase
of 21,855 gallons per day. We agree with this analysis.
The Applicant’s submission includes letters from the Okeechobee Utility Authority and
Waste Management indicating that there is adequate excess capacity to accommodate the
demand for potable water, wastewater treatment and solid waste disposal that would be
associated with a proposed industrial use.

C.

Environmental Impacts
The subject property is within the zone X, indicating a minimal flood risk. We agree with the
applicant’s statements that the site has no significant or unique characteristics regarding
environmental sensitivity, wetlands, wildlife habitat, endangered species, soil conditions or
susceptibility to flooding.
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Staff Report
Applicant: Neal Markus, Loumax Development
Small Scale Comprehensive Plan Amendment
Petition No. 20-002-SSA

Recommendation
Based on the foregoing analysis, we find the requested Industrial Future Land Use Designation
for the subject property to be inconsistent with the character of the neighborhood and likely
incompatible with the surrounding land uses. Therefore, we find this request inconsistent with the
City’s Comprehensive Plan. We cannot recommend approval of the Applicant’s request to amend
the Comprehensive Plan to designate the subject property as Industrial on the City’s Future Land
Use Map.
Submitted by:

Ben Smith, AICP
Sr. Planner
February 11, 2020
Planning Board Public Hearing: February 20, 2020
City Council Public Hearing: (tentative) March 17, 2020
Attachments:

Future Land Use, Subject Site & Environs
Zoning, Subject Site & Environs
Existing Land Use Aerial, Subject Site & Environs
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Applicant: Neal Markus, Loumax Development
Small Scale Comprehensive Plan Amendment
Petition No. 20-002-SSA
FUTURE LAND USE
SUBJECT SITE AND ENVIRONS
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Staff Report
Applicant: Neal Markus, Loumax Development
Small Scale Comprehensive Plan Amendment
Petition No. 20-002-SSA
ZONING
SUBJECT SITE AND ENVIRONS
acres
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Staff Report
Applicant: Neal Markus, Loumax Development
Small Scale Comprehensive Plan Amendment
Petition No. 20-002-SSA
EXISTING LAND USE
AERIAL OF SUBJECT SITE AND ENVIRONS
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Staff Report
Rezoning Request

Prepared for:

The City of Okeechobee

Applicant:

Neal Markus
Loumax Development Inc

Address:

500-600 Block of SW 7th Avenue

Petition No.:

20-001-R

Staff Report
Rezoning

Applicant: Neal Markus, Loumax Development
Petition No. 20-001-R

General Information
Applicant
Owner

Neal Markus, Loumax Development Inc
Ruth G. Spradley & Gale B. Nemec

Applicant Address

PO Box 5501, Fort Lauderdale, FL 33310

Applicant Email Address

njmarkus@gmail.com

Site Address

500-600 Block of SW 7th Avenue

Contact Person

3-15-37-35-0010-01910-0010
3-15-37-35-0010-01900-0010
3-21-37-35-0020-02510-0130
Steven L. Dobbs

Contact Phone Number

863.824.7644

Contact Email Address

sdobbs@stevedobbsengineering.com

Parcel Identification

Request
The matter before the Local Planning Agency and City Council is an application to rezone three
vacant parcels of land totaling 2.87 acres from Residential Multiple Family to Industrial. The
properties are bounded by SW 7th Ave on the east side, SW 6th Street on the south side and the
Applicants existing industrial facility to the north. The Applicant has stated that the reason for
these requests is expansion of existing industrial operations. According to the Applicant’s
representative, the current operations include manufacturing of compressed air canisters.
The subject property is designated Single Family and Multi-Family Residential on the Future Land
Use Map. The Applicant has submitted a concurrent request for a small scale future land use map
amendment to change the designation of these same parcels to Industrial on the City’s Future
Land Use Map.
The current and proposed Future Land Use designations, zoning, existing use, and acreage of
the subject property and surrounding properties are shown in the following tables and on the
maps.

Future Land Use, Zoning and Existing Use
Existing
Single Family and Multi-Family
Residential

Proposed

Zoning

Residential Multiple Family

Industrial

Use of Property
Acreage

Vacant
2.87 acres

Industrial
2.87acres

Future Land Use

Industrial

1
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Rezoning

Applicant: Neal Markus, Loumax Development
Petition No. 20-001-R

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

North

East

South

West

Future Land Use

Industrial

Zoning

Industrial

Existing Use

Loumax Development

Future Land Use

Single Family Residential

Zoning

Residential Multiple Family

Existing Use

Single Family Home and Vacant

Future Land Use

Multi-Family Residential

Zoning

Residential Multiple Family

Existing Use

Childcare Facility

Future Land Use

Multi-Family Residential

Zoning

Residential Multiple Family

Existing Use

Vacant and
Pending Residential Apartment Complex

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 Comment: “The proposed request in not contrary to the Comprehensive plan
requirements and is currently zoned Residential Multiple Family and the surrounding properties
are zoned industrial, single family and multi-family.”
Staff Comment: The property to the north of these parcels is industrial but the remainder of
the surrounding properties hold residential designations on the City’s Future Land Use Map
and the City’s Zoning Map. While much of the directly adjacent land is vacant, there exists
one single family residence and a preschool across SW 7th Ave from these parcels. Other
single family residences exist nearby and a new multi-family apartment project has been
approved nearby as well.
The Applicant currently owns and operates a 1.6 acre industrial site to the north of these
subject parcels, which is one of only a few industrial properties south of Park Street in the
City. We are not recommending approval of the Applicant’s requested Future land use
amendment because expansion of the Industrial Future Land Use in this area would be out of
character with the predominantly residential nature of the surrounding neighborhood and is
therefore inconsistent with the existing pattern of development and Future Land Use Objective
12 of the City’s Comprehensive Plan. Additionally, if the City Council does not approve the
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Rezoning

Applicant: Neal Markus, Loumax Development
Petition No. 20-001-R

Applicant’s concurrent small scale future land use map amendment, then this rezoning
request cannot be approved either.

2. The proposed use being applied for is specifically authorized under the zoning district in the
Land Development Regulations.”
Applicant Comment: “The proposed of expanding of Industrial projects on Industrially zoned
land is specifically authorized under the proposed zoning district in the Land Development
Regulations.”
Staff Comment: Manufacturing of non-explosive products is a permitted use in the Industrial
zoning district.

3. The proposed use will not have an adverse effect on the public interest.
Applicant Comment: “The proposed land use change should have a positive impact on the
public interest to develop land that has access to all utilities and roads and bring the land value
up as a developed parcel instead of undeveloped.”
Staff Comment: Expansion of the Applicant’s existing operations could have positive impacts
on the public interest by bringing additional jobs to the community and increasing the tax base
of the City. However, allowing the expansion of industrial zoning and industrial uses could
have an adverse impact in this predominantly residential neighborhood and could have an
adverse impact on investment in residential development in this area.

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 Comment: “The proposed use is appropriate for the location and compatible with
the adjacent land uses.”
Staff Comment: If this rezoning request is approved, it would allow for expansion of industrial
uses farther into an area that is predominantly residential. Industrial is typically one of the
least compatible land uses to residential. In addition to the use the specific manufacturing use
that the applicant is proposing at this location, it is important to consider the other uses that
would be permitted according to the Industrial zoning district regulations including:
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Manufacturing, processing, except those which produce explosives
Mechanical and repair services
Bulk storage of nonhazardous material.
Outdoor sales and storage, building contractor
Wholesale sales and distribution
Enclosed warehouse and storage
Commercial laundry, dry cleaner
Auto service station, car wash
Radio, television or cable reception, transmission or operational facilities.
Public utility.
Public facility
Water treatment services, (including storage of chemicals for use and/or retail sale)
Pest control (including storage of chemicals for use and/or retail sale)
Medical marijuana dispensary
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Rezoning

Applicant: Neal Markus, Loumax Development
Petition No. 20-001-R

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 Comment: “The proposed use should positively impact property values, living
conditions and be an improvement to the adjacent property and develop previously
undeveloped land.”
Staff Comment: There are currently several vacant residentially zoned properties adjacent
to the subject parcels. Approval of this rezoning request could affect the likeliness of those
properties to be developed and could thereby affect the value of those properties. Additional
heavy truck traffic in this neighborhood could also affect the living conditions of the nearby
residents.

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 Comment: “The proposed use can be suitably buffered from surrounding unlike uses
to the south and west. The parcel is bounded to the east by SW 7th Avenue. To the north is the
applicant’s Industrial Property.”
Staff Comment: Depending on the specific activities involved, buffering can be used to
alleviate some of the potential impacts of industrial uses. However, buffering will not reduce
the impacts of increased heavy truck traffic in this predominantly residential neighborhood.

7. The proposed use will not create a density pattern that would overburden public facilities
such as schools, streets, and utility services.
Applicant Comment: “The use will not create density patterns that would overburden any
public facilities. The potential development impacts will be within the already available
amenities.”
Staff Comment: Potential demand for schools and recreation facilities would be reduced if
this rezoning is approved. Potential demand for water, sewer and solid waste is likely to
increase. Additional vehicle trips are also projected. However, approval of this request is not
likely to create a density pattern that will overburden facilities.

8. The proposed use will not create traffic congestion, flooding or drainage problems, or
otherwise affect public safety.
Applicant Comment: “The proposed use will not impact traffic congestion as this is already
a heavily traveled street with adequate capacity for the additional traffic. To the east there
is a major ditch to the east where the parcel will drain into SW 7th Avenue ditch, a major
collector in the City that discharges directly into the Rim Canal adjacent to Lake
Okeechobee. This project will not adversely affect public safety.”
Staff Comment: There is no reason to doubt the Applicant’s comments on this finding.
Drainage issues would be considered at time of site plan review.
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9. The proposed use has not been inordinately burdened by unnecessary restrictions.
Applicant Comment: “The proposed use has not been inordinately burdened by unnecessary
restrictions.”
Staff Comment: The proposed use has not been inordinately burdened by unnecessary
restrictions.

Recommendation
Based on the foregoing analysis, we find the requested rezoning to Industrial to be inconsistent
with the City’s Comprehensive Plan. We have reservations regarding the compatibility with
adjacent uses and do not find it consistent with the urbanizing pattern of the area. Therefore, we
cannot recommend approval of the Applicant’s rezoning request.
Additionally, we have not recommended approval of the Applicant’s concurrent request for a
future land use map amendment of these parcels. If the Council does not approve that request,
then this rezoning request cannot be approved either.

Submitted by:

Ben Smith, AICP
Sr. Planner
February 11, 2020
Planning Board Public Hearing: February 20, 2020
City Council Public Hearing: (tentative) March 17, 2020
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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City of Okeechobee
General Services Department
55 S.E. 3rd Avenue, Room 101
Okeechobee, Florida 34974-2903
Phone: (863) 763-3372, ext. 9820
Fax: (863) 763-1686

Date: i /c')\
Fee Paid:

0

Petition No.
Jurisdiction:
2° Hearing:

1

Name of property owner(s): Best Value Real Estate LLC

2

Owner mailing address: 407 Saint Andrews Dr Belleair, FL 33756-1935
Name of applicant(s) if other than owner Dillon Moore
Applicant mailing address:407 Saint Andrews Dr Belleair, FL 3375 6-1 935

3
4
5

6

7

8

9
10
11
12
13

E-mail address: dmoore@bestvaluehealthcare.com
Name of contact person (state relationship): Dillon Moore, Chief Financial Officer
Contact person daytime phone(s): 251-802-9996

. . ·�-,�!:t�JL�2���tr��,�g§·¥�ris�¼:�r:J

Property address/directions to property:
'f 5 E.
20 4 SE Park St
Okeechobee, FL 34 972
Describe current use of property:
Medical Office

Describe improvements on property (number/type buildings, dwelling units , occupied or vacant, etc.
1 Office/Medical Office, O dwelling units, Currently in-use, non-vaccant
Source of potable water:City
Method of sewage disposal: City
Is property in a platted subdivision? Yes, City of Okeechobee
Approx. acreage: 0.5 ✓
Is there a use on the property that is or was in violation of a city or county ordinance? If so, describe:

No
Is a pending sale of the property subject to this application being granted? No
Describe uses on adjoining property to the North:
East: Office Building
North: City Road/City Office/Public Right of Way
West: City Road/Retail Stores
South: Assisted Living Facility

14

Existing zoning: Residential Multi-Family Future Land Use classification: Commercial

15

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

16

Request is for: (_x_) Rezone (_) Special Exception (_) Variance

17

Parcel Identification Number: Parcel 1: 3-15-37-35-0010-01710-0020 (Practice)
Parcel 2: 3-15-37-35-0010-01710-0040 (Adjoining vacant lot)

(Rev 2/2019)
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Applicant: Dillon Moore, CFO
Petition No. 20-002-R

General Information
Applicant
Owner

Dillon Moore, CFO
Best Value Real Estate LLC

Applicant Address

407 Saint Andrews Drive
Belleair FL 33756

Applicant Email Address

dmoore@bestvaluehealthcare.com

Site Address

204 SE Park Street

Parcel Identification

3-15-37-35-0010-01710-0020 (Practice)
3-15-37-35-0010-01710-0040 (Adjoining vacant lot)

Contact Person

Dillon Moore, Chief Financial Officer

Contact Phone Number

251.802.9996

Contact Email Address

dmoore@bestvaluehealthcare.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 0.5
acre parcel located at 204 SE Park Street consisting of a medical office and the adjacent vacant
property. The Applicant is requesting to rezone from Residential Multiple Family to Central
Business District, to continue operations of a medical practice. The subject property is designated
Commercial on the Future Land Use Map.
The Applicant/Owner Best Value Healthcare and Best Value Real Estate purchased the medical
practice and land from Stanley Sweda, MD in July/August 2019 as Dr. Sweda was permanently
retiring from practicing medicine. They currently employ approximately 10 people at the practice
and have plans to continue successful operations in the long term. Dr. Sweda had been operating
a medical practice on the premises for at least 30 years (date of incorporation 10/23/1987) prior
to purchase by Best Value.
The current and proposed Future Land Use designations, zoning, existing use, and acreage of
the subject property and surrounding properties are shown in the following tables and on the
maps.
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Future Land Use, Zoning and Existing Use

Future Land Use

Existing
Commercial

Proposed
Commercial

Zoning

Residential Multi-Family

Central Business District

Use of Property
Acreage

Medical Office
0.5 acre

Medical Office
0.5 acre

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

North

East

South

West

Future Land Use

Public Facilities

Zoning

Public Facilities

Existing Use

Park

Future Land Use

Commercial

Zoning

Central Business District

Existing Use

Business (Visiting Nurse Association)

Future Land Use

Commercial

Zoning

Commercial Professional Office

Existing Use

Assisted Living Facility

Future Land Use

Commercial
Central Business District and
Light Commercial
Business (Retail Strip Center)

Zoning
Existing Use

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 Comment: “This proposal is not contrary to Comprehensive Plan requirements and
is being made to bring the property into compliance with the City's future land use designation
and is consistent with the property's current use for the last 30+ years. The property is zoned
residential multi-family while it has been used as a medical office for the last 30+ years. The
intent is to continue to use the property as a medical office. No changes to the property's use
are expected.”
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Staff Comment: The current zoning of residential multifamily is not appropriate for the
commercial future land use designation. However, policy 2.1(d) of the future land use (FLU)
element specifically lists the CBD zoning district as appropriate in the commercial future land
use category.
FLU Policy 2.2 states that the City will continue to protect the use and value of private property
from adverse impacts of incompatible land uses, activities and hazards. Additionally, FLU
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. For the reasons stated in the comments below, we
agree that the Applicant’s requested map change is consistent with FLU Policy 2.2, FLU
Objective 12 and all other requirements of the Comprehensive Plan.

2. The proposed use being applied for is specifically authorized under the zoning district in
the Land Development Regulations.”
Applicant Comment: “We are applying for Central Business District zoning which is consistent
with surrounding properties and consistent with the property's current use.”
Staff Comment: Section 90-312 specifically lists medical office as a permitted use within the
CBD zoning district.

3. The proposed use will not have an adverse effect on the public interest.
Applicant Comment: “The Property is currently used as a medical office and the plan is to
continue to use the property in this capacity as it has been used for the last 30+ years.”
Staff Comment: The proposed use has been providing medical services to the community
for many years and does not have an adverse impact 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 Comment: “The Property is located in the down-town area of Okeechobee and there
are many other small offices and other medical offices surrounding and adjacent to the
property.”
Staff Comment: The subject property is separated one block from SR 70 by municipal park
area, and is within the business area of downtown Okeechobee. A health care facility lies to
the east, an assisted living facility to the south, and retail to the west. Except for the public
facility zoning of the park, the property is surrounded by commercial zoning.

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 Comment: “No changes are expected to the use of the property and the application is
being made to have zoning be consistent with the property's historical and contributing use.”
Staff Comment: The property has been used as a medical office for many years and the
applicant has stated their intent to continue that use. No adverse effects are expected.
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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 Comment: “The property is located in the down-town are of Okeechobee and is
only open during normal working hours of approximately 8am - 5pm during weekdays.
The plan is to continue this use. The property has operated in this capacity for 30+
years.”
Staff Comment: The medical office use should not cause any nuisances or hazards that
would require buffering from the adjacent land uses. The adjacent land uses are compatible,
and the applicant has not proposed any major site improvements at this time that would
require additional buffering.

7. The proposed use will not create a density pattern that would overburden public facilities
such as schools, streets, and utility services.
Applicant Comment: “No changes are expected to be made to the property and volume of
business is not expected to change. We are open to the idea of joining the two parcels
together, should the City find that to be beneficial.”
Staff Comment: The Applicant is not proposing any changes in the current use that would
increase demand for public facilities.

8. The proposed use will not create traffic congestion, flooding or drainage problems, or
otherwise affect public safety.
Applicant Comment: “The property's use is not expected to change, patient volume is
not expected to substantially increase and the property's use is not expected to change.”
Staff Comment: The Applicant is not proposing any changes in the current use that would
affect public safety.

9. The proposed use has not been inordinately burdened by unnecessary restrictions.
Applicant Comment: “We intend to use the property as it has been used for the last 30+
years, as a simple primary care medical office”
Staff Comment: The proposed use has not been inordinately burdened by unnecessary
restrictions.
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Recommendation
Based on the foregoing analysis, we find the requested rezoning to Central Business District 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 rezoning request.

Submitted by:

Ben Smith, AICP
Sr. Planner
April 9, 2020

Planning Board Public Hearing: May 21, 2020
City Council Public Hearing: (tentative) June 16, 2020 and July 7, 2020

Attachments:

Future Land Use, Subject Site & Environs
Zoning, Subject Site & Environs
Aerial, Subject Site & Environs
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SUBJECT SITE AND ENVIRONS
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Prepared for:

The City of Okeechobee

Applicant:

RaceTrac Petroleum Inc

Petition No.:

20-002-SE
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Petition: 20-002-SE

General Information

Applicant

RaceTrac Petroleum Inc
200 Galleria Pkwy SE, Suite 900
Atlanta, GA 30339

Owner

H2oldings LLC
1534 Walnut Ave
Wilmette, IL 60091

Site Address

SR 70

Parcel Identification

2-15-37-35-0A00-00007-0000

Contact Person

Samantha Jones, Engineering Project Manager

Contact Phone Number

770.431.7600

Contact Email Address

sjones@racetrac.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

Future Land Use, Zoning and Existing Use

Future Land Use
Zoning District

Existing
Commercial
Heavy Commercial (CHV)

Use of Property

Vacant

Acreage

18.86

Proposed
Commercial
Heavy Commercial (CHV)
RaceTrac Gas Station and
Convenience Store
18.86

Item Before the Board of Adjustment
The matter for consideration by the City of Okeechobee Board of Adjustment is an application for
a special exception to allow a convenience store with fuel pumps in the heavy commercial (CHV)
zoning district. The subject property is located on the north side of State Road 70 across from
Zaxby’s, Family Dollar and the Post Office. The gross 18.86 acre property is currently a vacant
lot which the applicant is contracted to purchase from H2oldings LLC (current property owner).
In addition to this special exception application, the applicant has submitted a site plan application
(20-003-TRC) which depicts development of the southwest 6.63 acres of this parcel with a new
RaceTrac gas station and convenience store, including a 5,411 square foot retail building with
two canopies, providing an extended diesel fueling area and parking area designed to
accommodate larger trucks.
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Future Land Use, Zoning, and Existing Use on Surrounding Properties

North

East

South

West

Future Land Use

Single Family Residential

Zoning District

Residential Mobile Home (RMH)

Existing Use

River Run Resort Mobile Home Park

Future Land Use

Commercial

Zoning District

Heavy Commercial (CHV)

Existing Use

Vacant

Future Land Use

Commercial

Zoning District

Heavy Commercial (CHV)

Existing Use

Zaxby’s Restaurant, Family Dollar Store, US Post Office

Future Land Use

Single Family Residential

Zoning District

Residential Mobile Home (RSF-1)

Existing Use

Manufactured Home Sales Center & River Run Resort
Mobile Home Park

Consistency with Land Development Regulations
Section 70-373(b) requires that the Applicant address the following standards for granting a
Special Exception during his/her presentation to the Board of Adjustment. The Applicant has
submitted, as part of the submission, brief statements and information addressing these
standards. 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 follow and are shown in Arial typeface. Identified deficiencies are
highlighted.
(1)

Demonstrate that the proposed location and site are appropriate for the use.
APPLICANT RESPONSE: As aforementioned, the applicant is proposing to add a new RaceTrac
Gas Station and Convenience Store along the SR 70 corridor. RaceTrac is considered a modern
convenience store that provides the public with many products and choices to its consumers.
Specifically, the applicant is proposing to offer a separate canopy designated to service large trucks
that often travel on SR-70 as SR-70 is considered a major transportation corridor through the City of
Okeechobee. The site plan has been carefully designed to ensure appropriate access of regular
everyday customers as well as the commercial trucks to maintain proper circulation and safety of all
customer regardless of their transportation means.
STAFF COMMENTS: The Applicant is planning to purchase the subject property and
construct the RaceTrac gas station and convenience store in the southwest corner of the
parcel (shown as parcel 1 on the survey). At this time, the Applicant is not proposing any
development of the remaining area of Parcel 1 and those areas will continue to be vacant
commercial property to the north and east of the RaceTrac development site until new
development is proposed. It is important to note that, despite the fact that the currently
proposed development area is only a portion of the subject property, the applicant has
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applied for this special exception with a legal description that encompasses all of the subject
property (parcel 1). If approved, this special exception to allow a convenience store with fuel
pumps will apply to the entirety of parcel 1. Thereby, we will discuss the appropriateness of
the location with regard to the entirety of parcel 1.
Parcel 1 has approximately 674 feet of frontage on the north side of SR-70 with retail,
restaurant and governmental uses existing across SR-70 to the south. The property to the
east is entirely vacant commercial property. An existing manufactured home sales facility
fronts on SR-70 to the west and an established manufactured home residential
neighborhood exists to the west and north.
The proposed location on SR-70 near the eastern boundary of the City will provide access
to fuel and convenience goods along a heavily traveled roadway without encroaching on the
City’s central business district. The site is of sufficient size to allow adequate interior
circulation and buffering of the adjacent residences. This is an appropriate location for a gas
station and convenience store.
(2)

Demonstrate how the site and proposed buildings have been designed so they are
compatible with the adjacent uses and the neighborhood, or explain why no specific design
efforts are needed.
APPLICANT RESPONSE: The proposed use will better serve the public along major transportation
corridor without compromising the appeal of the surrounding area. The proposed use is compatible
with adjacent uses as Heavy Commercial is the predominant zoning classification along the SR-70
corridor and can still offer services to the adjacent residential properties.
STAFF COMMENTS: The main compatibility concern for this use is the existing residential
neighborhood to the west and north. However, the applicant has submitted a site plan which
depicts an ample landscape buffer proposed on the west side. The proposed landscape
buffer exceeds the minimum landscape buffer requirements provided in the City’s Code.

(3)

Demonstrate any landscaping techniques to visually screen the use from adjacent uses; or
explain why no visual screening is necessary.
APPLICANT RESPONSE: Landscape techniques to visually screen the proposed fuel station use
from the adjacent uses include the provision of dense, native plantings that form a continuous buffer
at the Western perimeter. Specifically, a Walter's Viburnum hedgerow and a staggered arrangement
of Live Oak, Sweetgum, & Red Maple trees, provided at an average of 20 feet on center consistent
with Code requirements, serve to buffer views from the neighboring residential uses, while also
occasionally integrating existing Sabal Palms to be retained. Along the SR 70, an Inkberry hedgerow,
in addition to layers of compact Firebush, Yaupon holly, and muhly grass, among other shrubs &
groundcovers, screen the vehicle use area & add visual interest to the frontage & roadway corridor,
while Live Oak, Dahoon Holly, Red Maples offer filtered views of the site. To the North & East,
continuous Walter's Viburnum hedges extend along the perimeters to isolate the areas of proposed
development from the remainder of the parcel that is not to be affected. Existing natural vegetation
typical of Mesic Hammock plant communities loosely define the extents of the property.
STAFF COMMENTS: The applicant’s description of the proposed landscaping is consistent
with the submitted site plan. The proposed Walter’s Viburnum hedge would be the main
buffer between the adjacent residences to the west. The landscape plan indicates that the
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hedge would be started with 18 inch tall plants spaced 2 feet apart, though Walter’s
Viburnum is known for growing into tall hedges up to 15 feet tall, depending on care.
(4)

Demonstrate what is proposed to reduce the impacts of any potential hazards, problems or
public nuisance generated by the use or explain how the nature of the use creates no such
potential problems.
APPLICANT RESPONSE: Gas stations with convenience stores often get associated with crime and
loitering. RaceTrac is aware of these issues and have devoted to change this idea by incorporating
standards in all their new buildings beginning with the building appearance to providing actual security
measures throughout the site design. The Applicant has devoted special attention to the building's
elevations by incorporating brick and stone elements with dark bronze accents in combination with
brand colors to give the building an attractive modern aesthetic above the typical gas station elevations
to provide an inviting appearance to all travelers. Once inside the building, the open floor plan together
with the location of the cash wrap will be able to give the attendant a clear visual throughout the store.
The idea is to create an environment where customer activity and open concept will deter crime through
natural surveillance. In addition to natural surveillance techniques present throughout the site,
RaceTrac is equipped with a 24-hour surveillance system both inside and outside of their stores. In
addition, all RaceTrac facilities are company owned and operated so that the maintenance of the
property and the quality of the service will be consistently at the highest industry standards.
STAFF COMMENTS: None.

(5)

Demonstrate how the utilities and other service requirements of the use can be met.
APPLICANT RESPONSE: The applicant will be working with the Okeechobee Utility Authority for
water and sewer services and with South Florida Water Management District for the drainage of the
property. All utility services will be designed and constructed according to the standards and approval
of the corresponding jurisdictional authority. Based on preliminary conversations, there are a means of
providing these services to the applicant.
STAFF COMMENTS: None

(6)

Demonstrate how the impact of traffic generation will be handled off site and on-site.
APPLICANT RESPONSE: The site has been designed to provide 16 fuel positions offering regular
unleaded, ethanol free, and diesel fuel as well as five fuel positions designated for larger trucks. The
reason for this is to separate the larger diesel vehicles from circulating with the everyday consumers.
Diesel is also offered in the standard fuel pumps so that light/medium trucks may still fuel in this area
without the need to go to the diesel canopy. Wider drive aisles are also being provided for better
circulation and allow circulation to maintain throughout the property should there be customers in line
waiting to put gas. The applicant is currently working with FDOT to see what off-site improvements
will be required to provide a signalized left turn lane for the east bound travelers along SR 70. We will
continue working with FDOT throughout the permitting process.
STAFF COMMENTS: The Applicant’s description is consistent with the submitted site plan,
which meets the City’s parking facility standards. Mackenzie Engineering prepared a traffic
assessment for the project which determined that modifications will be necessary to the
roadway and traffic light at the intersection with SE 10th Ave. The City’s public works director
has been contacted by the applicant to coordinate these improvements.
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Section 70-373(c) (1) – (8)
When reaching a conclusion on a Special Exception request, the Board of Adjustment shall
consider and show in its record the following findings as set forth in Section 70-373(c)(1)-(8). The
required findings are listed below followed by the Applicant’s statements 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 follow and are shown in Arial typeface.
Identified deficiencies are highlighted.
(1)

The use is not contrary to the Comprehensive Plan requirements.
APPLICANT RESPONSE: The requested special exception is consistent with the Goals, Objectives
and Policies of the Comprehensive Plan in that the RaceTrac Market use will better serve the public
along a major transportation corridor without compromising the appeal of the surrounding area.
Additionally, as a vacant and underutilized property, the project will develop an infill area with a project
that is compatible with other heavy commercial uses along the SR 70 corridor.
STAFF COMMENTS: 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 fronts on SR-70 (Park Street), which is one of the City’s commercial corridors.
The commercial corridors are appropriate locations for non-residential uses. Additionally,
this site is located near the eastern boundary of the City outside of the central business
district. Allowing a convenience store with fuel pumps is appropriate in this location and
consistent with the established pattern of land uses within the City. With appropriate
buffering, it is also compatible with the adjacent residential use.

(2)

The use is specifically authorized as a special exception use in the zoning district.
APPLICANT RESPONSE: As per Sec. 90-283 (25), this proposed development (convenience store
with fueling positions) is an allowed use within Heavy Commercial zoned areas with a special
exception approval.
STAFF COMMENTS: City Code Section 90-283 specifically lists convenience store with
fuel pumps as a special exception use in the CHV heavy commercial zoning district.

(3)

The use will not have an adverse effect on the public interest.
APPLICANT RESPONSE: The proposed RaceTrac development will not have an adverse effect on
the public interest as the RaceTrac is intendent to offer gasoline services as well as extend food and
beverage offerings to both nearby residents as well as pass by travelers.
STAFF COMMENTS: It is in the public interest to have access to convenience goods and
fuel along major travel routes such as SR-70. It is also in the public interest to allow
development which provides an increase in the tax base. This use should not have an
adverse effect on the public interest.
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The use is appropriate for the proposed location, is reasonably compatible with adjacent
uses and is not detrimental to urbanizing land use patterns.
APPLICANT RESPONSE: The proposed use is compatible with adjacent uses as Heavy Commercial
is the predominant zoning classification along the SR-70 corridor and approval of this special exception
will maintain land use consistency in this area and additionally be able to provide gasoline services to
the public.
STAFF COMMENTS: This property fronts on SR-70 (Park Street), which is one of the
City’s commercial corridors. The commercial corridors are appropriate locations for nonresidential uses. Additionally, this site is located near the eastern boundary of the City
outside of the central business district. Allowing a convenience store with fuel pumps is
appropriate in this location and consistent with the established pattern of land uses within
the City. With appropriate buffering, it is also compatible with the adjacent residential use.

(5)

The use will not adversely affect property values or living conditions, nor be a deterrent to
the development of adjacent property.
APPLICANT RESPONSE: The proposed RaceTrac should not adversely affect property values or
living conditions. On the contrary, the development of this property will promote infill to currently
vacant surrounding properties that are zoned for commercial uses. Commercial amenities and services
help drive residential interest. More specifically, food and gasoline services help travelers stop and rest
to recharge after hours of driving that can also positively affect nearby businesses and other services
offered in this area.
STAFF COMMENTS: It is possible that allowing the applicant to develop this use will not
deter but, instead, encourage development of the vacant property to the east. Conversely,
it is possible that property values and living conditions for the nearby residences could be
affected, as additional noise is likely to be generated by this use, which is proposed to
operate 24 hours per day. The large truck fueling and parking area is located adjacent to
these existing residences. The applicant is proposing a landscape buffer that should
minimize these potential effects. However, if the Board determines that additional buffering
should be provided to protect the existing residences, the Board could require that a wall be
provided along the east and north property line as a condition for approval of this special
exception.

(6)

The use may be required to be screened from surrounding uses to reduce the impact of any
nuisance or hazard to adjacent uses.
APPLICANT RESPONSE: The proposed development is far exceeding any buffer and setback
requirements form the adjacent properties. Additionally, the applicant will be proposing other physical
separations such as perimeter hedges and landscape to help screen surrounding uses from the daily
operations of the RaceTrac.
STAFF COMMENTS: The existing residences to the north and west represent the main
concern for negative impacts on surrounding uses. The large truck fueling and parking area
is located adjacent to these existing residences and is likely to generate noise 24 hours per
day. To mitigate these impacts, the applicant is proposing a landscape buffer. However, if
the Board determines that additional buffering should be provided to protect the existing
residences, the Board could require that a wall be provided along the east and north property
line as a condition for approval of this special exception.
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(7)

Applicant: RaceTrac Petroleum, Inc
Petition: 20-002-SE

The use will not create a density pattern that will overburden public facilities such as schools,
streets, and utility services.
APPLICANT RESPONSE: The primary traffic that the proposed RaceTrac development is intended
to capture are nearby residents as well as pass-by commuters/travelers, therefore the proposed should
not create an overburden to public facilities such as schools, streets, and utility services.
STAFF COMMENTS: This non-residential development will not impact the public school
adopted levels of service and there is sufficient utility capacity to accommodate the
proposed development. A traffic impact statement has been provided which concludes that
roadway and traffic signal modifications will be necessary to accommodate the increase in
vehicle trips generated by this project. Those improvements are being coordinated with the
City’s Public Works Director.

8)

The use will not create traffic congestion, flooding or drainage problems, or otherwise affect
public safety.
APPLICANT RESPONSE: The proposed use should not create traffic congestion, flooding, or
drainage problems, or otherwise affect public safety. We are currently working with FDOT on the
access to the property and will continue to do so to provide any traffic measures as required to provide
a satisfactory level of service as well as a safe operation of traffic to and from the RaceTrac. We will
also continue to work with the water management district to design the site according to all applicable
rules and regulations so that there are no adverse impacts to public safety.
STAFF COMMENTS: Drainage improvements, including a water retention area at the rear
of the project, are included in the site plan. Public safety should not be affected by this
project.

Recommendation
We request that the Board of Adjustment consider whether or not a buffer wall should be provided
along the western and northern property line in areas where existing adjacent residents may
experience increased truck noise generated by this development as a condition of the special
exception approval. Otherwise, based on the foregoing analysis, the requested Special Exception
is consistent with the City’s Comprehensive Plan, reasonably compatible with adjacent uses, and
consistent with the urbanizing pattern of the area. We recommend approval of the Special
Exception for a new RaceTrac Gas Station and Convenience Store.
Submitted by:

Ben Smith, AICP
May 12, 2020
Board of Adjustment Hearing: May 21, 2020
Attachments:

Future Land Use Map, Zoning Map, and Aerial Depicting Existing Land Uses
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FUTURE LAND USE
SUBJECT SITE AND ENVIRONS
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ZONING
SUBJECT SITE AND ENVIRONS

9

Staff Report
Special Exception Request

Applicant: RaceTrac Petroleum, Inc
Petition: 20-002-SE
AERIAL
SUBJECT SITE AND ENVIRONS
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