


Comprehensive Plan Amendment 07/13/2022
Staff Report Petition No. 22-005-SSA

General Information

Owner: 608 Okeechobee, LLC

Applicant: 608 Okeechobee, LLC

Primary Contact: Steven L. Dobbs (863)824-7644
Site Address: 205 NE 6TH Street

Parcel Identification: 3-15-37-35-0010-00780-0090

Note: For the legal description of the project or other information relating 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 of Subject Property(s)

Parcel #1: Existing Proposed
3-15-37-35-0010-00780-0090

Future Land Use Single-Family Residential Commercial

Zoning Residential Single-Family-1 Light Commercial

Use of Property Single Family Residence Detox Center Expansion
Acreage 321 321

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

Future Land Use Zoning Existing Use
North Commercial CLT Treatment Services
East Single Family Residential RSF-1 Residential
South Multi-Family Residential RME Duplex
West Commercial CPO Vacant

Description of Request and Existing Conditions

The request for consideration by the City of Okeechobee Planning Board and City Council is an
Amendment to the Future Land Use Map of the City’s Comprehensive Plan to change the future land use
designation of the subject parcel from Single-Family Residential to Commercial for a 0.321 acre parcel
which currently contains two residential structures. Based on the size of the property, per Chapter
163.3187 F.S,, this application qualifies as a Small-Scale Amendment (SSA) to the Comprehensive Plan.

CITY OF OKEECHOBEE 1 MORRIS ' H
S DEPEW


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

Comprehensive Plan Amendment 07/13/2022
Staff Report Petition No. 22-005-SSA

Current Development Potential as Single Family Residential

The property is currently designated Single-Family Residential on the City of Okeechobee Future Land Use
Map. The Single-Family Residential FLU allows for permitted uses including single-family dwellings, mobile
home parks, houses of worship, public and private schools, public facilities, limited agriculture and
accessory uses customary to permissible uses. The maximum standard density within the Single-Family
Residential FLU is 4 dwelling units per acre for residential units on individual lots, and 6 dwelling units per
acre for mobile home parks. The subject property, which is 0.321 acres according to the attached survey,
has a maximum Single-Family Residential density potential of one dwelling unit.

Future Development Potential as Commercial

The Applicant has not identified any specific plans for this project at this time. However, if this map change
is approved, the property may be developed according to standards of the Comprehensive Plan and the
Land Development Code, specifically those that pertain to the commercial districts and commercial uses.
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%, a maximum building
height of 45 feet (without a special use exception), and a maximum impervious surface coverage of 85%.

Based on 50% building coverage and a potential building height of 45 (three stories), an FAR of 1.5 is the
theoretical maximum development potential on the 0.321 acres for a total potential floor area of
approximately 21,000 square feet. However, it is not typical to exceed two stories in the City, especially
considering the parking and landscaping standards that will need to be met. Two story development with
50% building coverage on 0.321 acres would result in 14,000 square feet of floor area.

Consistency and Compatibility with Adjacent Uses

Applicant Response: This parcel has a FLU of Single-Family Residential, the parcel to the east is also
Single-Family Residential. The remainder of the block is Commercial. The parcels directly south of this
parcel is Multi-Family Residential.

The proposed Future Land Use designation is consistent with the current major developed uses in the
area and to the largest extent the surrounding parcels are Commercial, Multi-Family Residential, which
is a transitional land use from commercial to single family or Single-Family Residential (FLU). This
change would be in compliance with the City’'s Commercial Corridor plan where they currently have
designated the first two blocks along Highway 441 and SR 70 to be commercial.

Staff Response: The proposed Future Land Use Map Amendment is consistent with the pattern of land
use in the surrounding area. The property is located in what is generally recognized as the US-441
commercial corridor. As the properties to the north and west of the subject parcel are already
designated commercial, this change will increase add to the existing block of commercially designated
land along the corridor.
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Consistency and Compatibility with Comprehensive Plan

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 shall discourage
urban sprawl.

The subject property is adjacent to a professional office building to the north, a multi-family residence to
the east, and a vacant parcel zoned Commercial to the west. A small multi-family residence exists south
of the subject property. Staff finds that the requested Future Land Use Map Amendment from Single-
Family Residential to Commercial is consistent with the uses found to the north and west of the subject
parcel. The proposed amendment satisfies Objective 12 of the City of Okeechobee Comprehensive Plan,
which encourages compatibility with surrounding land uses.

The Application for Comprehensive Plan Amendment requires that the Applicant demonstrate
consistency with the City of Okeechobee Comprehensive Plan and provides a series of consistency
questions that the Applicant must respond to. Staff comments are also provided in response to the
standards and the applicant’s responses.

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

Applicant Response:_This proposal is change the Future Land Use Designation from Single-Family
Residential to Commercial and will have no impact on the population projections.

Staff Response: Staff agrees that the request will not have an impact on population projections.

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

Applicant Response:_There is no effect to the Comprehensive Plan Amendment’s Policies and
Objectives from this request. The minimal decrease in density will not change the ability of the
city or any other utilities to provide available water, sewer, or roads.

Staff Response: The change from single family residential to commercial represents a potential
for an increase in demands on utility services and facilities as well as roadway capacity. However,
we agree that the limited size of the proposed change will not have a significant effect on the
ability of the City and service providers to meet demands.

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

Applicant Response: The project is an redeveloped a developed parcel but will have very limited
impact on the County’s Comprehensive plan.

Staff Response: The subject property is not located adjacent to or near unincorporated areas.
There should be no meaningful effect on unincorporated areas.

CITY OF OKEECHOBEE 3 MORRIS ' H
S DEPEW



Comprehensive Plan Amendment 07/13/2022
Staff Report Petition No. 22-005-SSA

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

Applicant Response:_Since the City’s Comprehensive Plan has been found to be consistent with
all state requirements, this application is also consistent with the State Policy Plan and Regional
Policy Plan Goals. Since the major concern as stated in Chapter 163.006(5)(l) is to discourage
Urban Sprawl, this application can hardly be classified as Urban Sprawl since it is a single family
house inside the City Limits to be repurposed for development or infill, which is the preferred
development pattern.

Staff Response: We agree that this request for commercial future land use does not encourage
urban sprawl.

Adequacy of Public Facilities and Services
Traffic Impacts

A Traffic Impact Study is provided with the following information:

For the existing land use, the results indicate the existing 1 Single Family home (ITE code 210)
generates 10 total daily trips with 1 peak hour trip PM with 1 being in and 0 being out. For the
proposed land use, the results indicate the 11.2 KSF of Shopping Center (ITE code 820)
generates 902 total daily trips with 71 peak hour trips PM with 35 being in and 36 being out. For
a change in Peak PM traffic of 892 total trips with 70 in and 36 being out.

Staff finds that the analysis is properly conducted to demonstrate the highest potential increase in
vehicle trips. Though this level of increase is not likely, commercial development/usage of the property
will increase the number of vehicle trips on the surrounding roadway network.

Demand for Potable Water and Sewer Treatment

The Applicant provided potable water and sanitary sewer demand calculations for the requested Future
Land Use Map Amendment demonstrating the potential increase in demand that would result from the
requested map change.

Future Land Use Policy 1.1 contains adopted level of service standards for potable water at 114 gallons
per capita per day and wastewater at 130 gallons per capita per day. For purposes of estimating water
and wastewater demand for commercial uses, the City recommends 0.15 gallons per day per square
foot of floor area. The following calculations are based on these standards, the above stated maximum
development potential, and the US Census Bureau’s latest estimated average number of persons per
household for the City:

Current Potable Water Demand- 1 dwelling unit X 2.5 persons per household X 114 gal/person/day =
285 gallons per day

Proposed Potable Water Potential Demand- 21,039.5 square feet X 0.15 gal/sf/day = 3,156 gallons per
day

Current Wastewater Potential Demand- 1 dwelling unit X 2.5 persons per household X 130
gal/person/day = 325 gallons per day
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Proposed Wastewater Potential Demand- 21,039.5 square feet X 0.15 gal/sf/day = 3,156 gallons per day

The increase in potential demand is 2,871 gallons of potable water per day and 2,831 gallons of
wastewater per day. The Applicant has also provided letter of service availability from OUA which states
that adequate capacity is available to serve the potential increase in service demands.

Demand for Solid Waste Disposal

The application submittal includes a letter from Waste Management. Though the letter does not provide
any information regarding the available capacity of the existing solid waste facilities or the expected
demand that will result from the proposed map amendment, it has been previously confirmed that the
landfill has sufficient remaining capacity to accommodate many years of projected waste disposal
needs.

Environmental Impacts

The provided survey indicates that no wetlands are present on the subject property.

According to the attached NRCS Websoil Survey, there is only one soil type located on the subject parcel,
Immokalee Fine Sand, 0 to 2 percent slopes. The soils found on the subject parcel should cause no
development limitations.

The Applicant confirmed that there is no unique habitat or endangered species on the subject parcel,
though there is no environmental analysis provided to substantiate this claim.

The provided NFIP flood map identifies minimal flood risk associated with the subject parcel.

Recommendation

Based on the materials provided by the applicant and the above analysis, we find that this request to
change the future land use designation from residential single family to commercial is consistent with the
City’s Comprehensive Plan, reasonably compatible with adjacent uses, and is consistent with the
surrounding pattern of land use. Therefore, we recommend approval of the Applicant’s request.

Submitted by:

e o
o

Ben Smith, AICP
Director of Planning

July 13, 2022

Okeechobee Planning Board Hearing July 21, 2022
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Applicaton for Comprehensive Plan Amendment

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

B. SUMMARY OF REQUEST (Brief explanation):

The owner is requesting to change the future land use of this parcel from Single - Family Residential to
Commercial Future Land Use

. PROPERTY SIZE AND LOCATION OF AFFECTED PROPERTY (for amendments affecting

development potential of property)

A. PROPERTY LOCATION:
1. Site Address: 205 NE 6th Street, Okeechobee, FL. 34972
5 Property TD #(s): 3-15-37-35-0010-00780-0090
B. PROPERTY INFORMATION (Note: Property area should be to the nearest tenth of an acre. For
properties of less than one acre, area should be in square feet.)
1. Total Area of Property: 0.322 Acres
2. Total Area included in Request:_0-322Acres
a. In each Future Land Use (FLU) Category:_Commercial - 0.322 Acres
(D
2
3)
4
b. Total Uplands: 0-322 Actes
C. Total Wetlands:_0-00 Acres

For questions relating to this application packet, call the General Services Dept. at (863) 763-3372, Ext. 9824
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Applicaton for Comprehensive Plan Amendment

Residential Single Family - one

3 Current Zoning:
4, Current FLU Categ Of';;f‘ﬁ&hr- Family Residential
5 Existing Land Use; Residence
6 Requested FLU Category: Commercial
D.  MAXIMUM DEVELOPMENT POTENTIAL OF THE SUBJECT PROPERTY

Development Type

Existing FLU Proposed FLU
Category Category

Residential

Density (DU/Acre) | 4 DU/AC

Number of Units 1

Commercial (sq. ft.) 21.039.48 SF

Industrial (sq. ft.)

Iv. AMENDMENT SUPPORT DOCUMENTATION

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

A. GENERAL INFORMATION AND MAPS

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

1.
2.

Wording of any proposed text changes.

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

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

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

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

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

For questions relating to this application packet, call the General Services Dept. at (863) 763-3372, Ext. 9824
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Provide a letter from the appropriate agency substantiating the adequacy of
the existing and proposed facilities, to support development resulting from
the proposed change, including:
a. Solid Waste;
Please see attached letter from Waste Management.

b. Water and Sewer:

I have attached a letter where the water and sewer demand will
increase with this project.

¢. Schools.

This 1s a commercial request, so no school demand is required.

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

1.

Wetlands and aquifer recharge areas.

Please see the attached wetland map from the US Fish and Wildlife Service.
From this map, there appear to be no wetlands on the subject parcel.

Soils posing severe limitations to development

The soil present onsite from the attached NRCS Websoil Survey, there is only one
soil type Immokalee Fine Sand, 0 to 2 percent slopes. The soils present should
cause no development limitations.

Unique habitat.

This parcel was previously developed but provides no unique habitat.
Endangered species of wildlife and plants.

Since everything around this parcel has been partially developed for many years
and with all the development around it, it does not provide the conducive habitat

for endangered species.

Floodprone areas.



According to the attached FEMA map 12093C0480C, the subject parcels are
within Zone X and shown as an area of minimal flooding.

D. Internal Consistency with the City of Okeechobee Comprehensive Plan
1. Discuss how the proposal affects established City of Okeechobee population
projections.

This proposal is change the Future Land Use Designation from Single-Family
Residential to Commercial and will have no impact on the population projections.

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

There 1s no effect to the Comprehensive Plan Amendment’s Policies and
Objectives from this request. The minimal increase in density will not change the
ability of the city or any other utilities to provide available water, sewer, or roads.

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

This project 1s a redeveloped a developed parcel but will have very limited impact
to the County’s Comprehensive plan.

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

Since the City’s Comprehensive Plan has been found to be consistent with all
state requirements, this application is also consistent with the State Policy Plan
and Regional Policy Plan Goals. Since the major concern as stated in Chapter
163.006(5)(I) 1s to discourage Urban Sprawl, this application can hardly be
classified as Urban Sprawl since it is a single family house inside the City Limits
to be repurposed for development or infill, which is the preferred development
pattern.

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

Proposed Conditions

For the proposed commercial Land Use designation, the maximum development is
0.322 acres times 43,560 sf per acre per Sec 90-285(3) max coverage 0.5 times per Sec
90-285(4) maximum height 45, floors 3 approximately 21,039.5 sf.

L1.2.d.

Use | Measure | Rate | Gallons per Day




Single Family 1 Units @ 2.5 114 gppd 285 gpd — water/sewer
(Existing) people per unit

Commercial
(Proposed) 21,039.5 SF @ 0.15 3,156 gppd 3,156 gpd — water/sewer
gallons per day per
sf
2,871 gpd — water/sewer
Net Impact

Water and Wastewater Treatment Plants

Based on the information obtained from Okeechobee Utility Authority, the permitted
capacity of the surface water treatment plant is 5.0 mgd with the ground water treatment
plant rated at 1.0 mgd. The wastewater treatment plant permitted capacity is currently
3.0 mgd.

There is ample capacity to serve this project since the proposed flow is Increasing.

Police

The nearest City Police station is located at 50 SE 2nd Avenue. No additional Police
stations are scheduled. The existing Police station should be able to maintain its level of
service standard with the proposed amendment given that the project is immediately
adjacent to an existing area already designated for commercial uses. Service availability
from the Police Department will be determined by the local government review.




Fire

The nearest fire station is located at 501 NW 5" Street. No additional fire stations are
scheduled. The existing fire station should be able to maintain its level of service
standard with the proposed amendment given that the project is immediately adjacent to
an existing area already designated for commercial uses. Service availability from the
Fire Department will be determined by the local government review.

Solid Waste
Waste Management operates the regional solid waste landfill. Waste Management has
previously indicated they have a 100 year capacity left in their facility.

Stormwater Management
The project is located in the City of Okeechobee and according to the attached FIRM
panel 12093C0480C, this parcel is in Flood Zone X.

There are no wellfields within 1,000 feet of the parcel.

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

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



Oil and grease skimmers;

Environmental swales;

Minimize “short-circuiting” of pond flow patterns;
Raised storm inlets in grassed swales;

Utilize stormwater retention where feasible; and
Street cleaning and general site maintenance.

Parks and Recreation
This is a commercial request with no park requirement.

Hurricane Preparedness

This project is located outside any project storm surge areas within the City of
Okeechobee. The current Florida Building Code requires impact windows and doors, if
the residents desire to remain in the units, but management will encourage them to
leave.

Miscellaneous Data

Parcel Control Numbers Subject to this Application

3-15-37-35-0010-00780-0090

Legal Description

Please refer to the attached legal and sketches that comprise this application for future
land use amendment.
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