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CITY OF OKEECHOBEE, FLORIDA 
PLANNING BOARD  

NOVEMBER 18, 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, November 18, 2021, at 6:02 P.M. in the 
City Council Chambers, located at 55 Southeast Third Avenue, Room 200, 
Okeechobee, Florida. Invocation and Pledge of Allegiance was led by Board Member 
Phil Baughman. 
 

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 Member Jim Shaw were 
present. Alternate Board Member David McAuley was absent. 

 
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 There were no items added, deferred, or withdrawn from the agenda.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 Papasso, seconded by Board Member Baughman to 
dispense with the reading and approve the October 21, 2021, Regular Meeting 
and Workshop minutes. Motion Carried Unanimously. 

 
V. CHAIRPERSON HOOVER OPENED THE PUBLIC HEARING FOR QUASI-JUDICIAL 

ITEM AT 6:04 P.M. 
 Rezoning Petition No. 21-006-R from Residential Multiple Family to Heavy 

Commercial on 0.402± acres located at 204 NW 13th Street, Lots 23 and 24 of 
Block 3, CITY OF OKEECHOBEE, PB 5, PG 5, Public Records of Okeechobee 
County, for the proposed use of a storage facility. 
1. No oath for testimony was administered. 
2. City Planning Consultant Mr. Jim LaRue of LaRue Planning and 

Management Services reviewed the Planning Staff Report and finds the 
rezoning is reasonably compatible with adjacent uses, consistent with the 
urbanizing pattern of the area, and consistent with the City’s 
Comprehensive Plan, therefore recommending Approval.  

3. Mr. Muhammad Nooruddin, Registered Agent of the Property Owner, 
NASSA Management Group, LLC was not present. 

4. No public comments were offered. For the record there were 15 
surrounding property owner notices mailed, signage was posted on the 
subject parcel and the Petition was advertised in the local newspaper. 

5. No Ex-Parte disclosures were offered. 
6. Motion by Board Member Baughman, seconded by Board Member 

Papasso to recommend to the City Council approval of Rezoning Petition 
No. 21-006-R as presented in [Exhibit 1, 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 approval]. 
Motion Carried Unanimously. The recommendation will be forwarded to 
the City Council for consideration at Public Hearings tentatively scheduled 
for December 21, 2021, and January 18, 2022. 

CHAIRPERSON HOOVER CLOSED THE PUBLIC HEARING AT 6:08 P.M. 
VI. Chairperson Hoover adjourned the meeting at 6:08 P.M. 

 
Submitted by: 
 
__________________________ 
Patty M. Burnette, Secretary 
Please take notice and be advised that when a person decides to appeal any decision made by the Planning  
Board with respect to any matter considered at this proceeding, he/she may need to ensure that a verbatim record  
of the proceeding is made, which record includes the testimony and evidence upon which the appeal is to be  
based. General Services’ media are for the sole purpose of backup for official records. 



ORDINANCE NO. _____ 

AN ORDINANCE OF THE CITY OF OKEECHOBEE, FLORIDA, UPDATING 
THE FIVE-YEAR SCHEDULE OF CAPITAL IMPROVEMENTS OF THE CITY’S 
COMPREHENSIVE PLAN AS MANDATED BY FLORIDA STATUTES 
SECTION 163.3177(3)(b); PROVIDING FOR CONFLICT, PROVIDING FOR 
SEVERABILITY; AND PROVIDING AN EFFECTIVE DATE. 

WHEREAS, Florida Statutes Section, 163.3177(3)(b) requires local governments to annually 
update a Five-Year Schedule of Capital Improvements which is consistent with the Plan 
and may be accomplished by ordinance rather than as an amendment to the Local 
Comprehensive Plan; and 

WHEREAS, the City's Planning Board, acting as the Local Planning Agency, has reviewed the 
proposed Five-Year Schedule of Capital Improvements, at a duly advertised meeting held 
on January 20, 2022  and hereby forwards its recommendation to the City Council; and 

WHEREAS, the City Council has agreed with the recommendations of the Planning Board that 
the proposed Five-Year Schedule of Capital Improvements complies with the 
requirements of Florida Statutes, Section 163.3177(3)(b), that the proposed 
improvements are consistent with the Comprehensive Plan; and 

WHEREAS, the City Council desires to adopt this Schedule to guide future development of the 
City and protect the public's health, safety, and welfare. 

NOW, THEREFORE, be it 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. Revision.  The City Council hereby revises the Capital Improvements 
Element of its Comprehensive Plan by updating the Five-Year Schedule of Capital Improvements 
(Five-Year Capital Improvement Plan) attached as Exhibit "A": 

SECTION 2. Conflict.  All ordinances or parts of ordinances in conflict herewith are hereby 
repealed. 

SECTION 3. Severability.  If any provision or portion of this ordinance is declared by a 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 4. Effective Date.  This Ordinance shall take effect immediately upon its passage. 

INTRODUCED for first reading and set for Final Public hearing on this 15th day of February, 2022. 

Exhibit 1-January 20, 2022
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      _______________________________ 
        Dowling Watford, Mayor 

  
ATTEST: 

 
 

___________________________ 
Lane Gamiotea, CMC, City Clerk 

 
 
 

PASSED AND ADOPTED after Second and Final Public Hearing this ___ day of ______, 2022. 
 
 
 
      _______________________________ 
        Dowling Watford, Mayor 
 

ATTEST: 
 
 

___________________________ 
Lane Gamiotea, CMC City Clerk 

 
  
  
REVIEWED FOR LEGAL SUFFICIENCY: 

 
 

___________________________ 
John J. Fumero, City Attorney 
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Transportation  Projects

Median Replacement & Right of Way Gas Tax 10,000$             10,000$             10,000$             10,000$             10,000$             
50,000$                  

SCOP SE 5th Avenue SCOP 334,951$           -$                         -$                         334,951$               
Asphalt Program Gas Tax 120,000$           55,000$             200,000$           -$                         300,000$             675,000$               

Sidewalk Program Gas Tax
15,000$               15,000$               15,000$               15,000$               15,000$               75,000$                  

Sign Repair/replacement Gas Tax 20,000$             20,000$             20,000$             20,000$             20,000$             
100,000$               

Traffic Signal Upgrades Gas Tax 10,000$             12,500$             12,500$             12,500$             12,500$             60,000$                  

Sub Total 509,951$           112,500$           257,500$           57,500$             357,500$           1,294,951$            
Stormwater Projects 
ROW Drainage Gas Tax 10,000$             10,000$             10,000$             10,000$             10,000$             50,000$                  
R&M Roads and Culverts Gas Tax 10,000$             10,000$             10,000$             10,000$             10,000$             50,000$                  
Storm Water Infi ltration Repair Gas Tax 10,000$             10,000$             10,000$             10,000$             10,000$             50,000$                  
Storm Water Ditch Adjustments Gas Tax 10,000$             10,000$             10,000$             10,000$             10,000$             50,000$                  
Stormwater Taylor Creek SE 4th 
Street

DEP 
Appropriations

430,000$           -$                         -$                         
430,000$               

Stomwater Infrastrure ARPA Funds 1,200,000$        1,200,000$        -$                         -$                         -$                         2,400,000$            
Sub Total 1,670,000$        1,240,000$        40,000$             40,000$             40,000$             3,030,000$            
Parks and Recreation Projects
Tree Program General 15,000$             15,000$             15,000$             15,000$             15,000$             75,000$                  

Centennial Park- Solar Area Lights General 6,000$                -$                         -$                         -$                         -$                         
6,000$                    

Centennial Park- Chickees General 20,000$             -$                         -$                         -$                         -$                         20,000$                  
Centennial Park - Picnic Tables General 5,000$                -$                         -$                         -$                         -$                         5,000$                    
Centennial Park - Playground 
Equipment

General 10,000$             -$                         -$                         -$                         -$                         
10,000$                  

Centennial Park - Landscaping General 10,000$             -$                         -$                         -$                         -$                         10,000$                  

Centennial park -Concrete for pads
General

2,000$                -$                         -$                         -$                         -$                         2,000$                    
Sub Total 68,000$             15,000$             15,000$             15,000$             15,000$             128,000$               

Total 2,247,951$        1,367,500$        312,500$           112,500$           412,500$           4,452,951$            

Five Year Total

FIVE YEAR SHEDULE OF CAPITAL IMPROVEMENTS

Capital Projects Funding Source 2022-2023 2023-2024 2024-2025 2025-20292021-2022

Ordinance No. _____ 
Exhibit “A” 
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Ordinance No. _____ 
Exhibit “A” 

 
 
 

 



City of Okeechobee Comprehensive Plan   
Capital Improvements Element 9-1  
Amended: October 18, 2011  

 
Capital Improvements Element 

 
Goals, Objectives and Policies 

 
Goal:    The City of Okeechobee shall continue to ensure that public facilities and 

services are provided, on a fair-share costs basis, in a manner which 
maximizes the use of existing facilities and promotes orderly growth. 

 
Objective 1:   The City of Okeechobee shall continue to use the Capital Improvements 

Element to schedule construction and identify funding sources for the City’s 
capital facility needs in order to accommodate existing and future 
development, and to replace obsolete or worn-out facilities. 

 
Policy 1.1:  Proposed capital improvements projects shall continue to be ranked and 

evaluated according to appropriate policies adopted in other elements of the 
Comprehensive Plan. The following criteria will also be considered: 
 
(1) whether the proposed project will eliminate a public hazard; 
(2) whether the proposed project will eliminate capacity deficits; 
(3) local budget impacts; 
(4) locational needs based on projected growth patterns; 
(5) accommodation of new development or redevelopment; 
(6) financial feasibility; and 
(7) plans of state agencies or water management districts that provide 

facilities in Okeechobee.  
 
Policy 1.2:  The City of Okeechobee shall continue to integrate its planning and 

budgeting processes such that expenditures which are budgeted for capital 
improvements recognize policies related to public facilities and services set 
forth in the Comprehensive Plan. 

 
Policy 1.3:  In accordance with Policy 7.1 of the Sanitary Sewer... Element, the City shall 

complete a stormwater management study to identify drainage deficiencies, 
and allocate any available funds for that purpose in its Administrative 
Operating Budget for fiscal year 2013. The 5-Year Schedule of Capital 
Improvements will be amended as soon as possible to include the study, its 
projected cost, and the identified revenue source(s). 

 
Policy 1.4:  The City of Okeechobee shall identify its needs for public facility 

improvements, the revenues required for project funding, and shall itemize 
the costs for such projects in its 5-Year Schedule of Capital Improvements. 

 
Objective 2:   The City of Okeechobee shall continue to coordinate land use decisions with 

the schedule of capital improvements in a manner that maintains the adopted 
level of service standards and meets existing and future needs. 

 



City of Okeechobee Comprehensive Plan   
Capital Improvements Element 9-2  
Amended: October 18, 2011  

Policy 2.1:  The City of Okeechobee shall continue to use the following level of service 
standards in reviewing the impacts of new development and redevelopment: 

 
  

Facility 
 

Level of Service 
 
Sanitary Sewer 

 
130 gallons/capita/day (see Sanitary 
Sewer, Solid Waste, Drainage, Potable 
Water, and Natural Groundwater 
Aquifer Recharge Element) 

 
Potable Water 

 
114 gallons/capita/day (see Sanitary 
Sewer, Solid Waste, Drainage, Potable 
Water, and Natural Groundwater 
Aquifer Recharge Element) 

 
Solid Waste 

 
Average Solid Waste Generation 
  13 lbs./person/day 
  at least 13 years available capacity in 

Okeechobee County landfill (see 
Policy 1.4 of Sanitary 
Sewer...Element) 

 
Principal Arterials 

 
C 

 
Minor Arterials & All Others 

 
D 

 
Recreation and Open Space 

 
3 acres/1,000 persons 

 
Drainage 

 
Interim Standard (see Policy 1.5 of 
Sanitary Sewer... Element) 
Design Storm 
 25-year storm 
 24-hour duration 
 
Facility Design Standards 
  as required by Florida 

Administrative Code (see Policy 1.5 
of Sanitary Sewer... Element) 

Public Schools  

Existing School Permanent FISH Capacity Considering 
Utilization Rate 

New Elementary 750 
New Middle 1000 
New K-8 1200 
New High School 1500 

 



City of Okeechobee Comprehensive Plan   
Capital Improvements Element 9-3  
Amended: October 18, 2011  

Policy 2.2:  Development orders and permits shall be granted only when required public 
facilities and services are operating at the established levels of service, or 
shall be available concurrent with the impacts of the development. Such 
facilities and services may be provided in phases if development 
correspondingly occurs in phases; however, required service levels must be 
maintained at all times during the development process. 

 
Policy 2.3:   The City of Okeechobee will maintain a water supply facilities work plan that 

is coordinated with SFWMD’s District Water Supply Plan and the 
Okeechobee Utility Authority (OUA) by updating its own work plan within 
18 months of an update to SFWMD’s District Water Supply Plan that affects 
the City.  

 
Policy 2.4:   The City of Okeechobee recognizes that it relies upon the Okeechobee Utility 

Authority (OUA) facilities for the provision of potable water for its residents, 
businesses and visitors, and as such the City is part of the greater SFWMD, 
and that the continued supply of potable water will be dependent upon all 
local governments striving to maintain demand for potable water at 
sustainable levels. As such, the City will: 

 
(1) Continue to maintain relationships with the SFWMD and the 

Okeechobee Utility Authority (OUA) to maintain or reduce potable 
water consumption through education, conservation, and participation 
in ongoing programs of the region, county and city including 
coordinating local conservation education efforts with the SFWMD 
and the Okeechobee Utility Authority (OUA) programs. 

 
(2) Require landscaping in all new development or redevelopment on 

public water systems to use water-efficient landscaping and require 
functioning rain-sensor devices on all new automatic irrigation 
systems. 

 
(3) The City of Okeechobee shall inform residents and businesses of, and 

shall encourage their participation in, the Okeechobee Utility 
Authority (OUA) water conservation programs if they become 
available.  

 
Policy 2.5:   The City of Okeechobee recognizes that the Okeechobee Utility Authority 

(OUA) provides potable water to the City, its businesses and residents.   
Although no capital improvement projects are necessary within the City for 
which the City of Okeechobee has financial responsibility in connection with 
supply of potable water to the City, its businesses and residents, the City of 
Okeechobee will support and coordinate with the Okeechobee Utility 
Authority (OUA), as necessary, to assist in the implementation of Okeechobee 
Utility Authority (OUA) Capital Improvements projects for the years 2011-
2021. 



City of Okeechobee Comprehensive Plan   
Capital Improvements Element 9-4  
Amended: October 18, 2011  

Objective 3:   In order to maintain adopted level of service standards, future development 
shall bear a proportionate cost of necessary public facility improvements 
equivalent to the benefits it receives from the improvements. 

 
Policy 3.1:  The City of Okeechobee shall continue to evaluate potential revenue 

available for public facility expenditures through alternative sources such as 
user fees, special benefit units, or special assessments. 

 
Policy 3.2:  The City of Okeechobee shall continue to maintain adopted levels of service 

by using revenue sources considered under Policy 3.1 to ensure that new 
development pays a pro rata share of the costs of public facility needs which 
it generates. 

 
Policy 3.3:  The City of Okeechobee shall continue to continue to apply for and secure 

grants or private funds when available to finance the provision of capital 
improvements. 

 
Objective 4:   The City of Okeechobee shall continue to ensure the provision of needed 

public facilities within the City limits, based on adopted levels of service as 
set forth in the Comprehensive Plan. Public facilities needs shall be 
determined on the basis of previously issued development orders as well as 
the City’s budgeting process and its joint activities with Okeechobee County 
and the Okeechobee County School District for planning, zoning, and 
concurrency management. 

 
Policy 4.1:  Existing and future public facilities shall operate at the levels of service 

established in this plan. 
 
Policy 4.2:  Debt service shall not exceed 20% of annually budgeted revenues. 
 
Policy 4.3:  A five-year capital improvements program and annual capital budget shall be 

adopted as part of the City of Okeechobee’s annual budgeting process. This 
program shall include the annual review, and revision as needed, of the Five-
Year Schedule of Capital Improvements. 

 
Policy 4.4:  The financially feasible School District Five-Year Capital Improvement Plan 

(Tentative Facilities Work Program) which achieves and maintains the 
adopted level of service standards for public schools, as approved by the 
Okeechobee County School Board shall be included and adopted each year as 
part of the City of Okeechobee’s annual budgeting process. 

 
Objective 5:  The City of Okeechobee shall furnish meaningful opportunities for the 

School Board to have input and coordination in the City’s development 
review process in order to assist the School Board in their provision of 
adequate and efficient schools. 

 



City of Okeechobee Comprehensive Plan   
Capital Improvements Element 9-5  
Amended: October 18, 2011  

Policy 5.1:  The City of Okeechobee and the School Board shall coordinate to ensure that 
schools are adequately and efficiently provided commensurate with growth. 
Key coordinating mechanisms shall include: 

 
(a) promotion of joint infrastructure park/school facilities when feasible; 

 
(b) consideration of the adequacy and availability of educational 

infrastructure during appropriate review of development order 
applications; 

 
(c) ensuring the provision of adequate infrastructure, on and off site, 

normally associated with new or expanded schools where consistent 
with state law restrictions on expenditures by the School Board; 

 
(d) evaluation of the School District’s annually updated Capital 

Improvement Plan to ensure that it is financially feasible and that the 
adopted level-of-service standard for public schools is achieved and 
maintained; 

 
(e) seeking that any new major residential development or 

redevelopment applicant submit information regarding projected 
school enrollments from the project; and 

 
(f) request that the School Board submit site plan information for all 

timely new schools. 



City of Okeechobee Comprehensive Plan   
Capital Improvements Element 9-6  
Amended: October 18, 2011  

Capital Improvements Implementation 
 
 City of Okeechobee Comprehensive Plan 
  
 

Capital improvement needs identified in the Comprehensive Plan will be met through 
implementation of a 5-Year Schedule of Capital Improvements. This schedule is adopted by the City 
Council along with Goals, Objectives and Policies, and must be consistent with the Capital 
Improvements Element. The purpose of the Schedule is to ensure that the City has adequate revenues 
to implement the Comprehensive Plan. 
 

The 5-Year Schedule of Capital Improvements focuses on the capital outlay required to meet 
existing deficiencies and to maintain adopted level of service standards planned for public facilities 
in the Plan. The City shall advise the OUA on these standards. 

 
 
 
 
 
 

 



City of Okeechobee Comprehensive Plan   
Capital Improvements Element  9-7  
Amended: January 5, 2021 

 
 

FIVE-YEAR SCHEDULE OF CAPITAL IMPROVEMENTS 

 

 



City of Okeechobee Comprehensive Plan   
Capital Improvements Element  9-8  
Amended: January 5, 2021 

Transportation  Projects

Median Replacement & Right of Way Gas Tax 10,000$             10,000$             10,000$             10,000$             10,000$             
50,000$                  

SCOP SE 5th Avenue SCOP 334,951$           -$                         -$                         334,951$               

Asphalt Program Gas Tax 120,000$           55,000$             200,000$           -$                         300,000$             675,000$               

Sidewalk Program Gas Tax
15,000$               15,000$               15,000$               15,000$               15,000$               75,000$                  

Sign Repair/replacement Gas Tax 20,000$             20,000$             20,000$             20,000$             20,000$             
100,000$               

Traffic Signal Upgrades Gas Tax 10,000$             12,500$             12,500$             12,500$             12,500$             60,000$                  

Sub Total 509,951$           112,500$           257,500$           57,500$             357,500$           1,294,951$            

Stormwater Projects 

ROW Drainage Gas Tax 10,000$             10,000$             10,000$             10,000$             10,000$             50,000$                  

R&M Roads and Culverts Gas Tax 10,000$             10,000$             10,000$             10,000$             10,000$             50,000$                  

Storm Water Infiltration Repair Gas Tax 10,000$             10,000$             10,000$             10,000$             10,000$             50,000$                  

Storm Water Ditch Adjustments Gas Tax 10,000$             10,000$             10,000$             10,000$             10,000$             50,000$                  

Stormwater Taylor Creek SE 4th 

Street

DEP 

Appropriations
430,000$           -$                         -$                         

430,000$               

Stomwater Infrastrure ARPA Funds 1,200,000$        1,200,000$        -$                         -$                         -$                         2,400,000$            

Sub Total 1,670,000$        1,240,000$        40,000$             40,000$             40,000$             3,030,000$            

Parks and Recreation Projects

Tree Program General 15,000$             15,000$             15,000$             15,000$             15,000$             75,000$                  

Centennial Park- Solar Area Lights General 6,000$                -$                         -$                         -$                         -$                         
6,000$                    

Centennial Park- Chickees General 20,000$             -$                         -$                         -$                         -$                         20,000$                  

Centennial Park - Picnic Tables General 5,000$                -$                         -$                         -$                         -$                         5,000$                    

Centennial Park - Playground 

Equipment
General 10,000$             -$                         -$                         -$                         -$                         

10,000$                  

Centennial Park - Landscaping General 10,000$             -$                         -$                         -$                         -$                         10,000$                  

Centennial park -Concrete for pads
General

2,000$                -$                         -$                         -$                         -$                         2,000$                    

Sub Total 68,000$             15,000$             15,000$             15,000$             15,000$             128,000$               

Total 2,247,951$        1,367,500$        312,500$           112,500$           412,500$           4,452,951$            

Five Year Total

FIVE YEAR SHEDULE OF CAPITAL IMPROVEMENTS

Capital Projects Funding Source 2022-2023 2023-2024 2024-2025 2025-20292021-2022

 



City of Okeechobee Comprehensive Plan   
Capital Improvements Element  9-9  
Amended: January 5, 2021 
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Capital Improvements Element  9-10  
Amended: January 5, 2021 

 
 

 
 
 

 
 
 



Staff Report  
Small Scale 
Comprehensive Plan Amendment 

Prepared for: The City of Okeechobee 
Applicant: Mitch Stephens 

Address: All Parcels in Blocks 110 and 121 
between NE 2nd Ave and NE 3rd Ave 
and between NE 3rd St and NE 5th St 

Petition No.: 22-001-SSA
Request: Commercial to Multifamily Residential 

Exhibit 2-January 20, 2022



Staff Report Applicant: Mitch Stephens 
Small Scale Comprehensive Plan Amendment Petition No. 22-001-SSA 

1 

General Information 

Applicant 

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

Owner 

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

Site Address 
All parcels in Block 110 and Block 121 
Between NE 2nd Ave and NE 3rd Ave and 
Between NE 3rd Street and NE 5th Street 

Parcel Identification 

3-15-37-35-0010-01210-0060; 3-15-37-35-0010-01210-0040
3-15-37-35-0010-01210-0030; 3-15-37-35-0010-01210-0010
3-15-37-35-0010-01210-0070; 3-15-37-35-0010-01210-0090
3-15-37-35-0010-01210-0100; 3-15-37-35-0010-01210-0120
3-15-37-35-0010-01100-0010

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

Request 

The matter before the Local Planning Agency and City Council is an application for an amendment 
to the Future Land Use Map (FLUM) for contiguous vacant parcels totaling 3.995 acres. The 
Applicant is requesting to change the Future Land Use designation of this property from 
Commercial to Multi-Family Residential. This applicant has also submitted a concurrent request 
to rezone the property from Heavy Commercial to Residential Multiple Family. Additionally, it will 
be necessary to vacate the alley which runs through Block 121 and the alley which runs through 
Block 110. 
The applicant has stated that if approval is granted for these requests, the goal is to build multi-
family structures at the maximum possible density. That density would be at 10 dwelling units 
per acre and 11 if affordable housing bonuses were granted. 

mailto:mitchstephens@gmail.com
mailto:mitchstephens@gmail.com
https://www.cityofokeechobee.com/agendas.html


Staff Report Applicant: Mitch Stephens  
Small Scale Comprehensive Plan Amendment Petition No. 22-001-SSA 
 

 2 

 
 

Future Land Use, Zoning and Existing Use 

 Existing Proposed 
Future Land Use Commercial Multi-Family Residential 
Zoning  Heavy Commercial Residential Multiple Family 
Use of Property Vacant Multi-Family rental apartments  
Acreage 3.995 acres 3.995 acres 

 

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

North 

Future Land Use Multi-Family Residential 
Zoning Light Commercial and Residential Multiple Family 

Existing Use Duplexes 

East 

Future Land Use Single Family Residential and Commercial 

Zoning Residential Single Family and Commercial Professional 
Office 

Existing Use Vacant and House of Worship 

South 
Future Land Use Multi-Family Residential and Commercial 
Zoning Residential Multiple Family and Heavy Commercial 

Existing Use Offices 

West 

Future Land Use Commercial 
Zoning Heavy Commercial 

Existing Use House of Worship and Funeral Home 
 
 
General Analysis and Staff Comments 

A. Qualification for Amendment 
Based on the size of the property (3.995 acres), this application qualifies under Chapter 
163, F.S. as a Small-Scale Development Activity Plan Amendment (SSA) to the 
Comprehensive Plan. 
 

B. Current Development Potential as Commercial 
While the Commercial Future Land Use category allows for a maximum FAR of 3.0, the 
City’s most intense commercial zoning district (CHV) only allows a maximum building 
coverage of 50% and a maximum building height of 45 feet (without a special use 



Staff Report Applicant: Mitch Stephens  
Small Scale Comprehensive Plan Amendment Petition No. 22-001-SSA 
 

 3 

exception). These limitations allow for a potential three story structure, a maximum FAR of 
1.5 and a maximum floor area of approximately 270,000 square feet. 
 
However, given the parking requirements for most commercial uses and the maximum 
impervious surface ratio allowed in the Heavy Commercial of 85%, it would be difficult to 
provide sufficient parking for 270,000 square feet of commercial use and the maximum floor 
area would likely be further limited by the ability to provide sufficient parking. Additionally, 
given the character of Okeechobee, it would be unusual to exceed two stories. A two-story 
structure with 50% building coverage on 3.995 acres would have a floor area of 
approximately 180,000 square feet. 
 

C. Future Development Potential as Multi-Family Residential 
The maximum density allowable in the Multi-Family Residential Future Land Use Category 
is 10 units per acre or 11 if the units qualify as affordable housing. With the affordable 
housing bonus, maximum development potential for 3.995 acres would be 44 multi-family 
dwellings. 
 

D. Consistency and Compatibility with Comprehensive Plan and Adjacent Uses.  
Policy 2.2 of the Future Land Use Element recommends that the City protect the use and 
value of private property from adverse impacts of incompatible land uses, activities and 
hazards. 
Objective 12 states that the City of Okeechobee shall encourage compatibility with adjacent 
uses, and curtailment of uses inconsistent with the character and land uses of surrounding 
areas and shall discourage urban sprawl. 
This property is one block away from US-441 and is within the area that is unofficially 
considered the City’s commercial corridor. This property is somewhat in a transitioned 
designation of commercial. As such, the applicant’s intended plan for this property as multi-
family housing is appropriate for this location. High density residential at this property 
provides a transitional buffer between the commercial uses fronting on US-441 and the 
lower density residential area to the east. There are not significant issues concerning the 
compatibility of the proposed multi-family map designation with adjacent designations or 
uses; and the applicant’s request is consistent with the goals, objectives and policies of the 
City’s comprehensive plan.    
 

E. Adequacy of Public Facilities 
Traffic Impacts 
The applicant has provided a traffic analysis report prepared by MacKenzie Engineering & 
Planning. The analysis was conducted based on the area of both Block 121 and Block 110 
for this subject property for a total of approximately 4 acres. The report concludes that the 
proposed change from Commercial to Multi-Family Residential will result in the reduction of 
potential vehicle trips. Staff agrees with this conclusion.  
 
The report also concludes that the estimated number of daily vehicle trips to be generated 
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by the proposed multi-family projects at both of these sites is 279. However, this is based 
on 10 dwelling units per acre. If the applicant’s units qualify as affordable housing, the 
density could be 11 du/acre and could generate approximately 292 daily vehicle trips. 
Regardless of this difference in estimates, the overall potential for trip generation is still 
decreased by this proposed map change, which lessens the potential strain on the 
surrounding roadway network. 
 
Demand for Potable Water and Sewer Treatment 
The applicant has provided an analysis of the estimated water and sewer demand which 
concludes that potential demand for these services is lessened by the proposed map 
change. Staff agrees with this conclusion.   
 
Demand for Solid Waste Disposal 
The applicant has provided a letter from an engineer with Waste Management which 
generally states that there is adequate capacity in the landfill for the next 100 years.  
  
Demand for Public School Services 
The applicant has provided letter from the Superintendent of the Okeechobee County 
School Board indicating that adequate capacity exists within the district to accommodate 
the estimated 11 students that would be generated by this change in land use.   
 
Recreation and Open Space Demand 
Policy 3.1 of the Recreation and Open Space Element of the City’s Comprehensive Plan 
states the City’s adopted level of service for recreation and open space areas is 3 acres per 
1000 residents. Instead of providing a capacity analysis for the population of the City, the 
applicant has provided a statement in their application indicating that this standard will be 
met for the resident population of this proposed project, by providing on-site facilities at time 
of development plan approval.   

 
F. Environmental Impacts 

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

Submitted by: 

 
James G LaRue, AICP 
President 
 
 
January 10, 2022 
 
Planning Board Public Hearing: January 20, 2022 
City Council Public Hearings:  (tentative) February 15, 2022 
 
Attachments: Future Land Use, Subject Site & Environs 

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

______ 



Staff Report Applicant: Mitch Stephens  
Small Scale Comprehensive Plan Amendment Petition No. 22-001-SSA 
 

 7 

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



























































































































Staff Report   
Rezoning Request 

Prepared for: The City of Okeechobee 

Applicant: Mitch Stephens 

Address: All Parcels in Blocks 110 and 121
between NE 2nd Ave and NE 3rd Ave 
and between NE 3rd St and NE 5th St 

Petition No.: 22-001-R

Request: Zoning Change from Heavy Commercial 
to Residential Multiple Family 

Exhibit 3-January 20, 2022
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General Information 

Owner/Applicant 

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

Site Address 
All parcels in Block 110 and Block 121 
Between NE 2nd Ave and NE 3rd Ave and 
Between NE 3rd Street and NE 5th Street 

Parcel Identification 

3-15-37-35-0010-01210-0060; 3-15-37-35-0010-01210-0040
3-15-37-35-0010-01210-0030; 3-15-37-35-0010-01210-0010
3-15-37-35-0010-01210-0070; 3-15-37-35-0010-01210-0090
3-15-37-35-0010-01210-0100; 3-15-37-35-0010-01210-0120
3-15-37-35-0010-01100-0010

Contact Person 
Steven L. Dobbs 
863.634.0194 
sdobbs@stevedobbsengineering.com 

For the legal description of the project or other information regarding this application, please 
refer to the application submittal package which is available by request at City Hall and is 
posted on the City’s website prior to the advertised public meeting at 
https://www.cityofokeechobee.com/agendas.html 

Request 

The matter before the Local Planning Agency and City Council is a request to rezone 3.995 acres 
of land located on Blocks 110 and Block 121 from Heavy Commercial to Residential Multiple 
Family. The applicant has submitted a concurrent request for a Future Land Use Map amendment 
to change the property from Commercial to Multi-Family Residential. 
The applicant is proposing to the fullest density allowed to construct multi-family apartments for 
rent. The density allowed for multi-family development in this zoning district is 10 dwelling units 
per acre. Provisions of affordable housing would allow 11 dwelling units per acre 

Future Land Use, Zoning and Existing Use 

Existing Proposed 
Future Land Use Commercial Multi-Family Residential 
Zoning Heavy Commercial Residential Multiple Family 
Use of Property Vacant Multi-Family rental apartments 
Acreage 3.995 acres 3.995 acres 

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

North 

Future Land Use Multi-Family Residential 
Zoning Light Commercial and Residential Multiple Family 

Existing Use Duplexes 

East 

Future Land Use Single Family Residential and Commercial 

Zoning Residential Single Family and Commercial Professional 
Office 

Existing Use Vacant and House of Worship 

South 
Future Land Use Multi-Family Residential and Commercial 
Zoning Residential Multiple Family and Heavy Commercial 

Existing Use Offices 

West 

Future Land Use Commercial 
Zoning Heavy Commercial 

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

1. The proposed rezoning is not contrary to Comprehensive Plan requirements. 
Owner Response: “The proposed request in not contrary to the Comprehensive Plan requirements. 
The 3.995 acres sites are currently zoned Heavy Commercial, and the surrounding properties are 
zoned Light Commercial, Residential Multiple Family, and Residential Single Family One making 
the zoning change compatible by acting as a buffer from Commercial  to Residential Single Family 
One further to the east.”  

Staff Comment: The proposed request is consistent and not contrary to the 
Comprehensive Plan requirements. The rezoning will provide a buffer between 
commercial properties to the west and single family residential development to the 
east. 
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2. The proposed use being applied for is specifically authorized under the zoning district in 
the Land Development Regulations.”  
Owner Response: “The proposed development of apartments on Residential Multiple Family 
zoned land is specifically authorized under the proposed zoning district in the Land Development 
Regulations.” 

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

3. The proposed use will not have an adverse effect on the public interest. 
Owner Response: “The proposed zoning change should have a positive impact on the public 
interest to develop land that has access to all utilities and roads which will increase land value 
and development potential as a commercial use.” 

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

4. The proposed use is appropriate for the location proposed, is reasonably compatible with 
adjacent land uses, and is not contrary or detrimental to urbanizing land use patterns. 
Owner Response: “The proposed use is appropriate for the location and will complement the 
buffer from intensive Commercial zoning to the west to Residential Single Family One to the 
East.” 

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

5. The proposed use will not adversely affect property values or living conditions, or be a 
deterrent to the improvement or development of adjacent property.  
Owner Response: “The proposed use should positively impact property values, living 
conditions and be an improvement to the adjacent property, and development of previously 
undeveloped land.” 

Staff Comment: The development of these currently vacant parcels should have a 
positive impact on surrounding property values. Living conditions should only be 
improved by the addition of new housing which meets current building and zoning 
codes. Development and redevelopment of adjacent property will also be more likely 
with this opportunity to provide goods and services to the additional residents. 
Additionally, the increased setbacks that apply to commercial properties abutting 
residential will not be applicable, as the subject property is completely bounded by 
street rights-of-way and is not considered abutting to any other property.  
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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. 
Owner Response: “The proposed use can be suitably buffered from surrounding unlike uses to 
the west. The parcel is bounded to the south by NE 3rd Street, to the east by NE 3rd Avenue, to 
the north by NE 5th Street, and to the west by NE 2nd Avenue ROW.” 
Staff Comment: All current code requirements will be enforced at time of site plan 
approval; including setbacks and landscape buffering. 

7. The proposed use will not create a density pattern that would overburden public facilities 
such as schools, streets, and utility services. 
Owner Response: “The use will not create density patterns that would overburden any public 
facilities. The potential development impacts will be accounted for within the existing 
available amenities and is a buffer from the existing Commercial zoning.” 

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

8. The proposed use will not create traffic congestion, flooding or drainage problems, or 
otherwise affect public safety. 
Owner Response: “The proposed use will not impact traffic congestion as existing streets 
provide adequate capacity for the additional traffic. There are City ditches surrounding the 
property, but the best location to drain is in the southeast portion of the site, which flow 
down NE 4th Street to Taylor Creek. This project will not adversely affect public safety.” 
Staff Comment: The traffic statement provided by the applicant indicates that multi-
family development at the maximum allowable density is expected to generate 
approximately 140 daily vehicle trips, with 14 of those trips occurring during the PM 
peak hour. This is not a significant increase in vehicle trips for this location, which is 
in close proximity to US-441 and SR-70. All applicable drainage requirements will be 
enforced at time of site plan approval. 

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

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

Staff Comment:  There are no unnecessary restrictions found in this zoning district 
that would burden this residential use. 
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Recommendation 
Based on the foregoing analysis, we find the rezoning from Heavy Commercial to Residential 
Multiple Family is reasonably compatible with adjacent uses, and consistent with the urbanizing 
pattern of the area. It allows a reasonable transition from commercial zoning to single family 
development. We find this rezoning to be consistent with the City’s Comprehensive Plan; and 
therefore recommend Approval of this rezoning. 
 
 
 
Submitted by: 

 
James G LaRue, AICP 
President 
 
January 10, 2022 
 
Planning Board Public Hearing: January 20, 2022 
City Council Public Hearing: (tentative) February 15, 2022 and March 15, 2022 
 
Attachments: Future Land Use, Subject Site & Environs 

Zoning, Subject Site & Environs 
Aerial, Subject Site & Environs   
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FUTURE LAND USE 
SUBJECT SITE AND ENVIRONS 
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ZONING 
SUBJECT SITE AND ENVIRONS 
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AERIAL 
SUBJECT SITE AND ENVIRONS 
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	City of Okeechobee, Florida
	Planning Board
	November 18, 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, November 18, 2021, at 6:02 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 Member Jim Shaw were present. Alternate ...
	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 Member Jim Shaw were present. Alternate ...

	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 Papasso, seconded by Board Member Baughman to dispense with the reading and approve the October 21, 2021, Regular Meeting and Workshop minutes. Motion Carried Unanimously.

	V. CHAIRPERSON HOOVER OPENED THE PUBLIC HEARING FOR QUASI-JUDICIAL ITEM AT 6:04 P.M.
	A. Rezoning Petition No. 21-006-R from Residential Multiple Family to Heavy Commercial on 0.402± acres located at 204 NW 13th Street, Lots 23 and 24 of Block 3, CITY OF OKEECHOBEE, PB 5, PG 5, Public Records of Okeechobee County, for the proposed use ...
	1. No oath for testimony was administered.
	2. City Planning Consultant Mr. Jim LaRue of LaRue Planning and Management Services reviewed the Planning Staff Report and finds the rezoning is reasonably compatible with adjacent uses, consistent with the urbanizing pattern of the area, and consiste...
	3. Mr. Muhammad Nooruddin, Registered Agent of the Property Owner, NASSA Management Group, LLC was not present.
	4. No public comments were offered. For the record there were 15 surrounding property owner notices mailed, signage was posted on the subject parcel and the Petition was advertised in the local newspaper.
	5. No Ex-Parte disclosures were offered.
	6. Motion by Board Member Baughman, seconded by Board Member Papasso to recommend to the City Council approval of Rezoning Petition No. 21-006-R as presented in [Exhibit 1, which includes the findings as required for granting Petitions per Code Sectio...


	VI. Chairperson Hoover adjourned the meeting at 6:08 P.M.





