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ORDINANCE NO. 1244 
 
 

AN ORDINANCE OF THE CITY OF OKEECHOBEE, FLORIDA; 
AMENDING THE CITY OF OKEECHOBEE COMPREHENSIVE PLAN, 
ORDINANCE NO. 635 AS AMENDED, BY REVISING THE FUTURE 
LAND USE MAP ON A CERTAIN TRACT OF LAND MORE 
PARTICULARLY DESCRIBED HEREIN FROM SINGLE FAMILY 
RESIDENTIAL TO COMMERCIAL AND MULTI-FAMILY RESIDENTIAL, 
APPLICATION NO. 21-007-SSA, F/K/A NO. 21-001-LSA; PROVIDING 
FOR INCLUSION OF ORDINANCE AND REVISED FUTURE LAND USE 
MAP IN THE COMPREHENSIVE PLAN; PROVIDING FOR CONFLICT; 
PROVIDING FOR SEVERABILITY; PROVIDING FOR AN EFFECTIVE 
DATE. 

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

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

Comprehensive Plans; and 
 
WHEREAS, the City has received and reviewed certain application (No. 21-007-SSA, 

F/K/A No. 21-001-LSA), submitted by Blue Springs Holdings, LLC, for a small-
scale amendment to the Future Land Use Map of the City's Comprehensive Plan, 
and said application being reviewed by the City's Planning Board, acting as the 
Local Planning Agency, at a duly advertised Public Hearing held on October 21, 
2021, which determined such request to be inconsistent with the Comprehensive 
Plan and inconsistent with the pattern of future land uses within the City; and 

 
WHEREAS, the City Council finds that the proposed application complies with the 

requirements of Florida Statute 163, Part II, and that the proposed application is 
consistent with the Comprehensive Plan and appropriate to the future land uses 
within the City. 

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

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

 
SECTION 1: SHORT TITLE. 
THIS ORDINANCE shall be known as a "City of Okeechobee Small Scale 
Development Activities Comprehensive Plan Amendment," pursuant to F.S. 
163.3187, and shall be effective within the City limits of the City of Okeechobee, 
Florida. 
 
SECTION 2: AUTHORITY. 
This City of Okeechobee Small Scale Development Activities Comprehensive Plan 
Amendment is adopted pursuant to the provisions of Chapter 163.3187, Part II, 
Florida Statutes. 
 
SECTION 3: REVISIONS TO THE FUTURE LAND USE MAP. 
The following described land consisting of approximately 54.8 acres is hereby re-
designated for purposes of the Future Land Use Map of the City of Okeechobee 
Comprehensive Plan: Application No. 21-007-SSA (f/k/a No. 21-001-LSA): 

 
1. Approximately 16.8 acres from Single Family Residential (SFR) to Commercial 

(C), with the Legal Description of Subject Property is as follows: A PARCEL OF 
LAND LYING IN SECTION 15, TOWNSHIP 37 SOUTH, RANGE 35 EAST, 
OKEECHOBEE COUNTY, FLORIDA; BEING MORE PARTICULARLY 
DESCRIBED AS FOLLOWS: 
 

COMMENCE AT THE SOUTH QUARTER CORNER OF SAID SECTION 15, 
THENCE NORTH 00°14'15" WEST ALONG THE WEST LINE OF THE EAST 
HALF OF SAID SECTION 15, A DISTANCE OF 1319.48 FEET TO 
SOUTHEAST CORNER OF THE NORTHEAST QUARTER OF THE 
SOUTHWEST QUARTER OF SAID SECTION 15; THENCE NORTH 89°20'32" 
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EAST ALONG THE SOUTH LINE OF NORTHWEST QUARTER OF THE 
SOUTHEAST QUARTER OF SAID SECTION 15, A DISTANCE OF 1276.49 
FEET TO THE POINT OF BEGINNING; 
 

THENCE CONTINUE NORTH 89°20'32" EAST ALONG SAID SOUTH LINE, A 
DISTANCE OF 70.00 FEET TO THE SOUTHEAST CORNER OF SAID 
NORTHWEST QUARTER;THENCE NORTH 00°17'10" WEST ALONG THE 
EAST LINE OF SAID NORTHWEST QUARTER, A DISTANCE OF 1055.05 
FEET TO THE SOUTH RIGHT-OF-WAY OF SALRY RAILROAD AND THE 
BEGINNING OF A NON-TANGENT CURVE BEING CONCAVE TO THE 
SOUTHEAST AND HAVING A RADIUS OF 2634.92 FEET, A DEGREE OF 
CURVATURE OF 36°54'16", A CHORD BEARING OF NORTH 71°43'57" 
WEST, AND A CHORD DISTANCE OF 1667.98 FEET; THENCE ALONG 
SAID CURVE AND SAID SOUTH RIGHT-OF-WAY, AN ARC DISTANCE OF 
1697.16 FEET; THENCE SOUTH 89°48'55" WEST ALONG SAID SOUTH 
RIGHT-OF-WAY, A DISTANCE OF 581.03 FEET;THENCE SOUTH 00°11'05" 
EAST, A DISTANCE OF 163.66 FEET; THENCE SOUTH 37°55'09" EAST, A 
DISTANCE OF 172.40 FEET; THENCE NORTH 89°48'55" EAST, A 
DISTANCE OF 475.52 FEET TO THE BEGINNING OF A CURVE CONCAVE 
TO THE SOUTHWEST AND HAVING A RADIUS OF 2334.92 FEET AND A 
DEGREE OF CURVATURE OF 40°23'01"; THENCE ALONG SAID CURVE, 
AN ARC DISTANCE OF 1645.72 FEET; THENCE SOUTH 00°17'10" EAST, A 
DISTANCE OF 727.21 FEET TO THE SOUTHEAST CORNER OF THOSE 
LANDS DESCRIBED IN OFFICIAL RECORD BOOK 696 AT PAGE 1998 OF 
THE PUBLIC RECORDS OF OKEECHOBEE COUNTY, FLORIDA AND TO 
THE POINT OF BEGINNING.  
 

SAID LANDS LYING IN OKEECHOBEE COUNTY, FLORIDA AND 
COMPRISING 16.777 ACRES MORE OR LESS. 
 

2. Approximately 38.0 acres from SFR to Multi-Family Residential (MFR), with the 
Legal Description of Subject Project is as follows: A PARCEL OF LAND LYING 
IN SECTION 15, TOWNSHIP 37 SOUTH, RANGE 35 EAST, OKEECHOBEE 
COUNTY, FLORIDA; BEING MORE PARTICULARLY DESCRIBED AS 
FOLLOWS:  

 

COMMENCE AT THE SOUTH QUARTER CORNER OF SAID SECTION 15, 
THENCE NORTH 00°14'15" WEST ALONG THE WEST LINE OF THE EAST 
HALF OF SAID SECTION 15, A DISTANCE OF 1319.48 FEET TO 
SOUTHEAST CORNER OF THE NORTHEAST QUARTER OF THE 
SOUTHWEST QUARTER OF SAID SECTION 15 AND THE POINT OF 
BEGINNING;  
 

THENCE SOUTH 89°21'12" WEST ALONG THE SOUTH LINE OF SAID 
NORTHEAST QUARTER, A DISTANCE OF 250.69 FEET TO THE EAST 
RIGHT-OF-WAY OF TAYLOR CREEK'S IMPROVED CHANNEL AS 
RECORDED IN PLAT BOOK 3, PAGE 29, OF THE PUBLIC RECORDS OF 
OKEECHOBEE COUNTY, FLORIDA; 
 

THENCE NORTH 03°39'44" EAST ALONG SAID EAST RIGHT-OF-WAY, A 
DISTANCE OF 80.23 FEET TO THE SOUTHWEST CORNER OF RIVER RUN 
RESORT PLAT, SAID PLAT BEING RECORDED IN PLAT BOOK 6 AT PAGE 
33, OF SAID PUBLIC RECORDS OF OKEECHOBEE COUNTY, FLORIDA; 
 

THE FOLLOWING SIX COURSES ARE ALONG THE RIVER RUN RESORT 
BOUNDARY: 
 

1) THENCE NORTH 89°21'12" EAST, A DISTANCE OF 245.23 FEET TO 
SAID WEST LINE OF THE EAST HALF OF SECTION 15;  

2) THENCE NORTH 89°20'32" EAST, A DISTANCE OF 673.22 FEET;  
3) THENCE NORTH 00°15'42" WEST, A DISTANCE OF 465.85 FEET;  
4) THENCE SOUTH 89°21'31" WEST, A DISTANCE OF 872.67 FEET;  
5) THENCE SOUTH 00°16'50" EAST, A DISTANCE OF 79.38 FEET; 
6) THENCE SOUTH 89°18'01" WEST, A DISTANCE OF 136.19 FEET TO 

SAID EAST RIGHT-OF-WAY OF TAYLOR CREEK'S IMPROVED 
CHANNEL; 

 

THENCE NORTH 37°55'09" WEST ALONG SAID EAST RIGHT-OF-WAY, A 
DISTANCE OF 1201.62 FEET TO THE BEGINNING OF A CURVE BEING 
CONCAVE TO THE EAST AND HAVING A RADIUS OF 323.00 FEET AND A 
DEGREE OF CURVATURE OF 34°35'11"; THENCE ALONG SAID CURVE 
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AND SAID EAST RIGHT-OF-WAY, AN ARC DISTANCE OF 194.98 FEET TO 
THE SOUTH RIGHT-OF-WAY LINE OF SALRY RAILROAD;THENCE NORTH 
89°48'55" EAST ALONG SAID SOUTH RIGHT-OF-WAY LINE, A DISTANCE 
OF 320.00 FEET; THENCE SOUTH 00°11'05" EAST, A DISTANCE OF 163.66 
FEET; THENCE SOUTH 37°55'09" EAST, A DISTANCE OF 172.40 FEET; 
THENCE NORTH 89°48'55" EAST, A DISTANCE OF 475.52 FEET TO THE 
BEGINNING OF A CURVE CONCAVE TO THE SOUTHWEST AND HAVING 
A RADIUS OF 2334.92 FEET AND A DEGREE OF CURVATURE OF 
40°23'01"; THENCE ALONG SAID CURVE, AN ARC DISTANCE OF 1645.72 
FEET; THENCE SOUTH 00°17'10" EAST, A DISTANCE OF 518.50 FEET TO 
THE NORTHEAST CORNER OF THOSE LANDS DESCRIBED IN OFFICIAL 
RECORD BOOK 696 AT PAGE 1998 OF THE PUBLIC RECORDS OF 
OKEECHOBEE COUNTY, FLORIDA; THENCE SOUTH 89°20'32" WEST 
ALONG THE NORTH LINE OF SAID LANDS, A DISTANCE OF 208.70 FEET 
TO THE NORTHWEST CORNER OF SAID LANDS; THENCE SOUTH 
00°17'10" EAST ALONG THE WEST LINE OF SAID LANDS, A DISTANCE OF 
208.70 FEET TO THE SOUTHWEST CORNER OF SAID LANDS AND THE 
SOUTH LINE OF NORTHWEST QUARTER OF THE SOUTHEAST 
QUARTER OF SAID SECTION 15; THENCE SOUTH 89°20'32" WEST, 
ALONG SAID SOUTH LINE, A DISTANCE OF 1067.80 FEET TO THE POINT 
OF BEGINNING.  
 

SAID LANDS LYING IN OKEECHOBEE COUNTY, FLORIDA AND 
COMPRISING 38.016 ACRES MORE OR LESS.  
 

SECTION 4: INCLUSION OF ORDINANCE AND REVISED FUTURE LAND USE 
MAP IN THE COMPREHENSIVE PLAN. 
It is the intention of the City Council of the City of Okeechobee, Florida that the 
provisions of this Ordinance, and the revisions to the Future Land Use Map which 
are incorporated herein by reference, shall become, and be made a part of the City 
of Okeechobee Comprehensive Plan (City of Okeechobee Ordinance No. 635, as 
amended). 
 
SECTION 5: CONFLICT. 
All ordinances or parts of ordinances in conflict herewith are hereby repealed. 
 
SECTION 6: SEVERABILITY. 
If any provision or portion of this ordinance is declared by any court of competent 
jurisdiction to be void, unconstitutional, or unenforceable, then all remaining 
provisions and portions of this ordinance shall remain in full force and effect. 
 
SECTION 7: EFFECTIVE DATE. 
The effective date of this plan amendment shall be thirty-one (31) days after the 
adoption of this Ordinance, if not timely challenged. If timely challenged, this 
amendment shall become effective on the date the State Land Planning Agency, 
or the Administration Commission enters a final order determining this adopted 
amendment to be in compliance. No development orders, development permits, or 
land uses dependent on this amendment may be issued or commence before it 
has become effective. 

 
 
INTRODUCED AND ADOPTED at First Reading and Final Public Hearing on this 16th 

day of November 2021, pursuant to F.S. 163.3187(2). 
 

       
Dowling Watford, Mayor 

ATTEST: 
 
       
Lane Gamiotea, CMC, City Clerk 
 
 
 
REVIEWED FOR LEGAL SUFFICIENCY: 
 
       
John J. Fumero, City Attorney         
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CITY OF OKEECHOBEE, FLORIDA 
PLANNING BOARD AND WORKSHOP MEETING 

OCTOBER 21, 2021 
SUMMARY OF BOARD ACTION 

 
I. CALL TO ORDER 

Chairperson Hoover called the regular and workshop meeting of the Planning Board for 
the City of Okeechobee to order on Thursday, October 21, 2021, at 6:11 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, Mac Jonassaint, Joe Papasso, and Alternate Board Members David McAuley 
and Jim Shaw were present. 

 
III. AGENDA 

 There were no items added, deferred, or withdrawn from the agenda. 
 Motion by Board Member Brass, seconded by Vice Chairperson McCoy to 

approve the agenda as presented. Motion Carried Unanimously. 
 There were no comment cards submitted for public participation. 

 
IV. MINUTES 

 Motion by Board Member Baughman, seconded by Board Member Jonassaint to 
dispense with the reading and approve the September 16, 2021, Regular Meeting 
minutes. Motion Carried Unanimously. 

 
V. CHAIRPERSON HOOVER OPENED THE PUBLIC HEARING AT 6:12 P.M. 

 Comprehensive Plan Large Scale Future Land Use Map (FLUM) Amendment 
Application No. 21-001-LSA from Single Family Residential to Commercial on 
16.8+/- acres and from Single Family Residential to Multi-Family Residential on 
38.0± acres located in the Northeast section of the City boundaries for the 
proposed use of a multi-family residential community and household storage 
facility. 
1. City Planning Consultant Mr. Ben Smith of LaRue Planning and 

Management Services reviewed the Planning Staff Report recommending 
denial. He commented originally this application was being considered as 
a Large Scale FLUM Amendment but recently legislation was changed 
and the maximum acreage for a Small Scale FLUM Amendment within a 
Rural Area of Opportunity changed from 20 acres to 100 acres. Therefore, 
this Application will be handled as a Small Scale FLUM Amendment and 
processed accordingly. 

2. Mr. Steven Dobbs, Agent for the Property Owner, Blue Spring Holdings, 
LLC, was present. Regarding traffic concerns raised by the Board, Mr. 
Dobbs commented he doesn’t believe State Road 70 will stay as a four-
laned road and this proposed project can be phased so they can meet the 
requirements needed. He has not started any design planning yet 
although, there are possible other access points that may be able to be 
used instead of solely Northeast 8th Avenue. He further commented there 
is someone who owns this property, and they have the right to develop it. 
The proposed site plan when designed, will still need approval from the 
Technical Review Committee before any construction can take place. 

3. Two emails and one phone call were received and read into the record by 
Board Secretary Burnette from Ms. Dorothy Harris, 508 Northeast 10th 
Avenue, Ms. Connie Raynor, 203 Northeast 8th Avenue and Mr. and Mrs. 
Sal Ventimiglia, 211 Northeast 8th Avenue in which all expressed their 
concerns against the proposed project. Public comments were offered 
against the proposed project by Mr. Neil Olmsted, 501 Northeast 8th 
Avenue, Ms. Marian Brewer, 201 Northeast 8th Avenue, Ms. Jennifer 
Lynch, 506 Northeast 9th Avenue, Ms. Pedie Dickerhoof, 212 Northeast 8th 
Avenue, Ms. Amanda Carter, 507 Northeast 9th Avenue, Mr. Bob 
Brandenburg, 303 Northeast 8th Avenue, and Ms. Dorothy Harris, 508 
Northeast 10th Avenue. 
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V. PUBLIC HEARING ITEM A CONTINUED 
87 surrounding property owner notices were mailed, signage was posted 
on the subject parcel and the application was advertised in the local 
newspaper. 

4. Board Member Baughman disclosed, although he has not spoken to Mr. 
Dobbs, he does have a personal connection with the development of River 
Run Resort. 

5. Motion by Board Member Baughman, seconded by Vice Chairperson 
McCoy to recommend to the City Council approval of Comprehensive Plan 
Large Scale FLUM Application No. 21-001-LSA as presented in [Exhibit 1, 
which includes the findings as required for granting applications per Code 
Section 70-340; and the Planning Consultant’s analysis of the findings and 
recommendation for denial]. Motion Failed. The recommendation will be 
forwarded to the City Council for consideration at a Public Hearing 
tentatively scheduled for November 16, 2021. 

 
QUASI-JUDICIAL ITEM 

 Rezoning Petition No. 21-001-R, from Holding to Heavy Commercial on 16.8+/- 
acres and from Holding to Residential Multiple Family on 38.0+/- acres, located 
in the NE section of the City boundaries for the proposed use of a multi-family 
residential community and household storage facility. 
1. Notary Public Patty Burnette administered an oath to Mr. Steven Dobbs, 

209 Northeast 2nd Street, Okeechobee, Florida, Mr. Shaun Mackenzie, 
Mackenzie Engineering and Planning, 1172 Southwest 30th Street, Suite 
500, Palm City, Florida, who responded affirmatively. 

2. City Planning Consultant Smith reviewed the Planning Staff Report 
recommending denial. 

3. Mr. Steven Dobbs, Agent for the Property Owner, Blue Spring Holdings, 
LLC was available for questions from the Board. Board Member 
Baughman asked if the Applicant would consider taking out the 
commercial component and use the site instead for all residential. Mr. 
Dobbs responded the Applicant would like to move forward as is. 

4. There were no public comments offered. 
5. Board Member Baughman disclosed although he has not spoken to Mr. 

Dobbs, he does have a personal connection with the development of River 
Run Resort. 

6. Motion by Board Member Jonassaint, seconded by Board Member 
Baughman to recommend to the City Council approval of Rezoning 
Petition No. 21-001-R as presented in [Exhibit 2, which includes the 
findings as required for granting Petitions per Code Section 70-340, and 
the Planning Consultant’s analysis of the findings and recommendation for 
denial]. Motion Failed. The recommendation will be forwarded to the City 
Council for consideration at Public Hearings tentatively scheduled for 
November 16, 2021, and December 7, 2021. 

 
CHAIRPERSON HOOVER CLOSED THE PUBLIC HEARING AT 7:49 P.M.  
 

VI. CHAIRPERSON HOOVER RECESSED THE REGULAR MEETING at 7:49 P.M. AND 
CONVENED THE WORKSHOP AT 7:52 P.M. 

 City Planning Consultant Smith commented given the length of Workshop Item A 
he would discuss Item B first. He reviewed the Planning Staff Report regarding 
changes to City’s building elevation and earthmoving regulations, specifically but 
not limited to, dwelling foundation for all Zoning Districts. Staff has been made 
aware of drainage and flooding issues at several properties within the City which 
seem to have resulted from lot filling and earthmoving practices performed on 
neighboring parcels. He is wishing to examine potential code changes to prevent 
these situations from continuing to occur. He proposed the City may wish to 
remove text in Section 90-79 of the Land Development Regulations which 
requires a minimum foundation elevation and adopt standards to prevent owners 
from adding so much fill that it creates flooding for neighbors. In addition, maybe 
adopting some generalized standards to regulate lot filling and earthmoving. 

 
Discussion ensued among the Board regarding water not draining on another 
person’s property and ways to get rid of the water on one’s property. Definity 
agree that there needs to be some sort of enforcement mechanism so that one 
cannot simply bring in dirt and build up areas of their property or fill in swales, but  
they are not sure if the City should require permits for this or not. 
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Staff Report   
Small Scale 
Comprehensive Plan Amendment 
 
Prepared for:  The City of Okeechobee 
Applicant:  Blue Spring Holdings, LLC 
Address:  NE 9th Avenue 
Petition No.:  21-007-SSA formerly known as 21-001-LSA 

Request: Change from Single Family Residential 
to Commercial and Multifamily 
Residential 
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General Information 

Applicant /Owner  Blue Spring Holdings, LLC 

Applicant Address 10860 SW 25th Street 
Davie, FL  33324 

Applicant Email Address gad4545@gmail.com 

Site Address NE 9th Avenue 

Parcel Identification 2-15-37-35-0A00-00003-0000 

Contact Person Steven L Dobbs 

Contact Phone Number 863.824.7644 

Contact Email Address sdobbs@stevedobbsenginering.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 a 54.8 acre parcel. The parcel is currently designated 
Single Family Residential on the Future Land Use Map. The applicant’s request is to change 16.8 
acres to Commercial and to change the remaining 38 acres to Multi Family Residential. The 
applicant has submitted a concurrent request to rezone 16.8 acres to Heavy Commercial and the 
remaining 38 acres to Residential Multiple Family. 
The Planning Board, at its October meeting, voted against the small scale plan amendment by a 
4-3 vote. 
If approved for this request and the rezoning, the applicant has stated plans to construct a storage 
facility on the commercial portion and multifamily residential on the remaining area. 
 

Future Land Use, Zoning and Existing Use 

 Existing Proposed 
Future Land Use Single Family Residential Commercial and Multifamily Residential 

Zoning  Holding Heavy Commercial and Residential 
Multiple Family 

Use of Property Vacant Storage Facility and Multifamily Housing 

Acreage 54.8 acres 54.8 acres 
 
 

https://www.cityofokeechobee.com/agendas.html


Staff Report Applicant: Blue Spring Holdings, LLC 
Small Scale Comprehensive Plan Amendment Petition No. 21-007-SSA 
 

 2 

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

North 

Future Land Use Industrial 
Zoning Industrial 

Existing Use Vacant 

East 
Future Land Use Okeechobee County Urban Residential Mixed Use 
Zoning Okeechobee County Residential Mixed 

Existing Use Residential, Commercial and Vacant 

South 

Future Land Use Single Family Residential and Commercial 
Zoning Residential Mobile Home and Heavy Commercial 

Existing Use Mobile Homes and Vacant 

West 

Future Land Use Industrial and Single Family Residential 
Zoning Industrial and Residential Single Family 

Existing Use Residential and Vacant 
 
 
General Analysis and Staff Comments 

A. Qualification for Amendment 
The subject property is 54.8 acres which by itself would be over the minimum threshold for 
a small scale plan amendment. However, the property is in a Rural Area of Opportunity, 
which as of July 1, 2021, allows a small scale plan amendment threshold of 100 acres. 
Therefore, this application will be processed accordingly as a small scale plan amendment.  
 

B. Current Development Potential as Single-Family Residential 
The property is currently designated as Single Family Residential on the City’s Future Land 
Use Map. Future land use Policy 2.1(a) allows a maximum standard density in the Single-
Family Residential Future Land Use Category of four units per acre or five if the units qualify 
as affordable housing.  Without the affordable housing bonus, 219 single family dwellings 
could potentially be constructed. With the affordable housing bonus, maximum development 
potential for 54.8 acres would be 274 single-family dwellings.  
 

C. Future Development Potential of 16.8 Acres of Commercial 
The applicant is requesting approval to change the Future Land Use designation to 
Commercial for approximately 16.8 acres of the subject property. While the Commercial 
Future Land Use category allows for a maximum floor area ratio (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 1,097,712 square feet on this 16.8 acre portion of the subject 
parcel. 
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D. Future Development Potential of 38 Acres of Multifamily Residential 
The applicant is requesting approval to change the Future Land Use designation to 
Multifamily Residential for 38 acres of the subject property. 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. Without the affordable housing bonus, 380 multifamily 
dwellings could potentially be constructed. With the affordable housing bonus, maximum 
development potential for 38 acres would be 418 single-family dwellings. 
 

E. Adequacy of Public Facilities 
Traffic Impacts 
The applicant has provided a traffic analysis report prepared by Mackenzie Engineering and 
Planning, Inc. The findings that are provided in that report indicate that full development of 
the 16.8 acre commercial portion as a retail use would overburden SR-70 from US-441 to 
14th Avenue. Based on that finding, the recommendation that is provided in the report is to 
limit the FAR to 0.5 of the 16.8 acre portion that the applicant is requesting to change to 
commercial.  
In order to ensure that FAR is limited to 0.5, staff recommends that this Future Land Use 
Map amendment be accompanied by a Future Land Use Element text amendment stating 
that this 16.8 acre area is limited to a maximum of 0.5 FAR and/or 365,000 square feet of 
commercial development. There is already precedent for this type of text amendment in the 
City’s Future Land Use Element. Policy 2.6 provides a legal description for a parcel of land 
that lies to the south, adjacent to the subject property, cites Comprehensive Plan 
Amendment #06-C1-001, and limits development of that property to 200,000 square feet of 
commercial development.  
We recommended to the Applicant’s representative, based on the findings of the traffic 
analysis report that they submitted, that a text amendment should be submitted in 
conjunction with this map amendment; but the applicant has declined to do so.. 
The traffic analysis report also finds that if the property develops to its maximum potential, 
including both the proposed commercial and multifamily area, the projected maximum trips 
generated will require connection to, or construction of, a two-lane collector or arterial 
roadway to connect to the City/regional roadway network. This will require construction of a 
roadway along the currently unimproved right-of-way of NE 13th St from SR-70 to the subject 
parcel. It is not necessary to construct that roadway at this time, as this may be required 
prior to issuance of a building permit at time of site plan approval. 
 
Demand for Potable Water and Sewer Treatment 
The estimated demand for potable water and wastewater treatment for one single-family 
home is 308 gallons per day (114 gallons per person per day at an average household size 
of 2.7).  Demand for potable water and wastewater treatment for 219 single-family homes 
that could be permitted on 54.8 acres under the current Single-Family Residential Future 
Land Use Designation amounts to approximately 67,452 gallons per day.   
Demand for potable water and wastewater treatment for 380 multifamily homes that could 
be permitted on 38 acres under the proposed Multifamily Residential Future Land Use 
Designation amounts to approximately 117,040 gallons per day.  
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The estimated demand for potable water and wastewater treatment for non-residential floor 
area is 0.15 gallons per day per square foot. Demand for the 1,097,712 square feet of 
commercial square feet that could be permitted on 16.8 acres amounts to approximately 
164,657 gallons per day. 
The combined estimated water and wastewater demand for the proposed multifamily and 
commercial areas is 281,697 gallons per day. The applicant has submitted a letter issued 
by Okeechobee Utility Authority stating that as long as the estimated demand is not greater 
than 1.5 million gallons per day, then there is adequate capacity to accommodate any 
potential development. 
 
Solid Waste 
The applicant has submitted a letter from Waste Management indicating that the 
Okeechobee landfill has adequate capacity to serve the potential multifamily residential 
portion of the project, though the commercial component is not addressed. 
 
Public Schools 
The applicant has submitted a letter from the Okeechobee County School Board indicating 
that the district has adequate capacity to accommodate the 118 new students that are 
estimated to be added based on the addition of 380 multifamily dwelling units. 

 
F. Environmental Impacts 

The National Wetlands Inventory map does not depict any wetlands onsite, though the 
applicant’s soil analysis does indicate that some wetlands are present. If there were 
wetlands, the site has since been cleared and does not provide any unique habitat or unique 
species. The flood map depicts the presence of low lying areas with drainage to Taylor 
Creek.  
 

G. Consistency and Compatibility with Comprehensive Plan and Adjacent Uses.  
There are several Comprehensive Plan Objectives and Policies which should be considered 
when determining whether the Applicant’s requested Future Land Use Map amendment is 
consistent with the City’s Comprehensive Plan: 

 Future Land Use Policy 1.1: Approval of development proposals shall continue to be 
conditioned on the availability of facilities and services necessary to serve the proposed 
development and that the facilities meet adopted level of service standards. These adopted level of 
service standards shall be as follows: 

 
Public Facility 

 
LOS Standard  

Potable Water Supply 
 
114 gallons/capita/day   

Wastewater Disposal 
 
130 gallons/capita/day  

Solid Waste Disposal 
 
13 lbs./capita/day.  3 years available landfill capacity  

Stormwater Drainage 
 
Design storm: 25 year/24 hour duration  

Recreation and Open Space 
 
3 acres/1,000 persons  

Roads and Traffic Circulation 
 
Principal Arterial: LOS C.  All Other Roads:   LOS D 
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Future Land Use Policy 1.1 states the adopted level of service standard for all other 
roadways that are not principal arterials and collectors (i.e. SR-70) is LOS D. The traffic 
analysis report submitted by the applicant indicates that approval of the applicant’s 
requested amendment could result in traffic volumes that exceed the LOS D. Without a 
safeguard, such as a text amendment to limit the commercial floor area of the subject 
property, the proposed map amendment is not consistent with this policy 

 

Future Land Use Policy 2.2: In accordance with property rights policies adopted by the 
Central Florida Regional Planning Council in the Central Florida Regional Policy Plan, the City of 
Okeechobee recognizes and shall continue to protect private property rights. In implementing the 
Comprehensive Plan, the City shall continue to ensure that its land development regulations 
protect the use and value of private property from adverse impacts of incompatible land uses, 
activities and hazards. Planning for land use and public facilities in the City shall consider private 
property rights, and ensure citizen input into government land use decisions affecting property 
rights.  

Future Land Use Policy 2.2 requires the City protect the use and value of private property 
from adverse impacts of incompatible land uses, activities and hazards. Situated between 
a variety of industrial, commercial and residential uses, this property: 

• Surrounds an existing mobile home development on three sides; 

• Is adjacent to a railway running along the northern border with industrial beyond; 

• Is adjacent to heavy commercial, including property that has been approved for a 
RaceTrac gas station to the south; 

• Is bounded by Taylor Creek to the west with industrial and single family residential 
beyond; 

• Lies on the eastern border of the city limits with unincorporated Okeechobee County 
to the east, containing single family residences and aging vacant commercial 
structures.  

With so many disparate uses surrounding this parcel, compatibility is a complicated thing 
to assess. However, heavy commercial along the railway with multifamily residential on 
the remainder could provide a good transition between the existing industrial and heavy 
commercial uses and the existing residential uses. 

Transportation Policy 8.1: The City shall continue to monitor land use development trends and 
traffic levels of service to ensure that needed transportation facilities are provided by developers or 
appropriate government agencies prior to or concurrent with development.  

Transportation Policy 8.2: The City shall not permit new development to occur in locations 
where the existing traffic circulation network is insufficient to accommodate the impacts of the 
development, unless definite provisions are made to provide the necessary capacity prior to or 
concurrent with the development.  

Transportation Objective 9: The City of Okeechobee shall encourage efforts to curtail future 
level of service standard deterioration, particularly along US Highway 441 and  SR 70. 

Since the applicant has not applied for a text amendment to limit the commercial floor area 
of the subject property or proposed any improvements to SR-70 which would increase the 
capacity, the requested map change is inconsistent with the above Transportation 
Element Objective and Policies. 
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Recommendation 
Based on the traffic analysis report provided by the applicant and the foregoing analysis, we find 
this map change should not be approved without an accompanying text amendment to the City’s 
Future Land Use Element which implements the restrictions on commercial floor area that is 
recommended by the traffic engineer. Until that request has been made and can be reviewed, we 
find that the requested map changes are not consistent with the City’s Comprehensive Plan. 
Therefore, we recommend denial of the Applicant’s request to amend the Future Land Use Map 
of the City’s Comprehensive Plan to change the designation of the subject property from Single 
Family Residential to Commercial and Multifamily Residential. 
 
Submitted by: 

 
James G. LaRue, AICP 
 
October 29, 2021 
Planning Board Public Hearing: October 21, 2021 
City Council Public Hearing:  (tentative) November 16, 2021   
 
Attachments: Future Land Use, Subject Site & Environs 
 Proposed Land Use Change 

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

 

 
 


































































































































































	2021-10-21 PB Minutes- DRAFT.pdf
	City of Okeechobee, Florida
	Planning Board and Workshop Meeting
	October 21, 2021
	Summary of Board Action
	I. CALL TO ORDER
	Chairperson Hoover called the regular and workshop meeting of the Planning Board for the City of Okeechobee to order on Thursday, October 21, 2021, at 6:11 P.M. in the City Council Chambers, located at 55 Southeast Third Avenue, Room 200, Okeechobee, ...

	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, Mac Jonassaint, Joe Papasso, and Alternate Board Members David McAuley and Jim Shaw were ...
	Roll was taken by Board Secretary Patty Burnette. Chairperson Dawn Hoover, Vice Chairperson Doug McCoy, Board Members Phil Baughman, Karyne Brass, Rick Chartier, Mac Jonassaint, Joe Papasso, and Alternate Board Members David McAuley and Jim Shaw were ...

	III. AGENDA
	A. There were no items added, deferred, or withdrawn from the agenda.
	B. Motion by Board Member Brass, seconded by Vice Chairperson McCoy to approve the agenda as presented. Motion Carried Unanimously.
	C. There were no comment cards submitted for public participation.

	IV. MINUTES
	A. Motion by Board Member Baughman, seconded by Board Member Jonassaint to dispense with the reading and approve the September 16, 2021, Regular Meeting minutes. Motion Carried Unanimously.

	V. CHAIRPERSON HOOVER OPENED THE PUBLIC HEARING AT 6:12 P.M.
	A. Comprehensive Plan Large Scale Future Land Use Map (FLUM) Amendment Application No. 21-001-LSA from Single Family Residential to Commercial on 16.8+/- acres and from Single Family Residential to Multi-Family Residential on 38.0± acres located in th...
	1. City Planning Consultant Mr. Ben Smith of LaRue Planning and Management Services reviewed the Planning Staff Report recommending denial. He commented originally this application was being considered as a Large Scale FLUM Amendment but recently legi...
	2. Mr. Steven Dobbs, Agent for the Property Owner, Blue Spring Holdings, LLC, was present. Regarding traffic concerns raised by the Board, Mr. Dobbs commented he doesn’t believe State Road 70 will stay as a four-laned road and this proposed project ca...
	3. Two emails and one phone call were received and read into the record by Board Secretary Burnette from Ms. Dorothy Harris, 508 Northeast 10th Avenue, Ms. Connie Raynor, 203 Northeast 8th Avenue and Mr. and Mrs. Sal Ventimiglia, 211 Northeast 8th Ave...


	V. PUBLIC HEARING ITEM A CONTINUED
	87 surrounding property owner notices were mailed, signage was posted on the subject parcel and the application was advertised in the local newspaper.
	4. Board Member Baughman disclosed, although he has not spoken to Mr. Dobbs, he does have a personal connection with the development of River Run Resort.
	5. Motion by Board Member Baughman, seconded by Vice Chairperson McCoy to recommend to the City Council approval of Comprehensive Plan Large Scale FLUM Application No. 21-001-LSA as presented in [Exhibit 1, which includes the findings as required for ...
	QUASI-JUDICIAL ITEM
	B. Rezoning Petition No. 21-001-R, from Holding to Heavy Commercial on 16.8+/- acres and from Holding to Residential Multiple Family on 38.0+/- acres, located in the NE section of the City boundaries for the proposed use of a multi-family residential ...
	1. Notary Public Patty Burnette administered an oath to Mr. Steven Dobbs, 209 Northeast 2nd Street, Okeechobee, Florida, Mr. Shaun Mackenzie, Mackenzie Engineering and Planning, 1172 Southwest 30th Street, Suite 500, Palm City, Florida, who responded ...
	2. City Planning Consultant Smith reviewed the Planning Staff Report recommending denial.
	3. Mr. Steven Dobbs, Agent for the Property Owner, Blue Spring Holdings, LLC was available for questions from the Board. Board Member Baughman asked if the Applicant would consider taking out the commercial component and use the site instead for all r...
	4. There were no public comments offered.
	5. Board Member Baughman disclosed although he has not spoken to Mr. Dobbs, he does have a personal connection with the development of River Run Resort.
	6. Motion by Board Member Jonassaint, seconded by Board Member Baughman to recommend to the City Council approval of Rezoning Petition No. 21-001-R as presented in [Exhibit 2, which includes the findings as required for granting Petitions per Code Sec...


	VI. CHAIRPERSON HOOVER RECESSED THE REGULAR MEETING at 7:49 P.M. AND CONVENED THE WORKSHOP AT 7:52 P.M.
	B. City Planning Consultant Smith commented given the length of Workshop Item A he would discuss Item B first. He reviewed the Planning Staff Report regarding changes to City’s building elevation and earthmoving regulations, specifically but not limit...
	Discussion ensued among the Board regarding water not draining on another person’s property and ways to get rid of the water on one’s property. Definity agree that there needs to be some sort of enforcement mechanism so that one cannot simply bring in...

	VI. WORKSHOP ITEM B CONTINUED
	After a lengthy discussion among the Board, the consensus was to have the Planner do more research and bring the item back in another workshop.
	A. Due to the lateness of the hour, the consensus of the Board was to continue this item to another meeting.

	VII. Chairperson Hoover adjourned the meeting at 8:42 P.M.





