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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 There were no items added, deferred, or withdrawn from the agenda.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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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. 

 
 Due to the lateness of the hour, the consensus of the Board was to continue this 

item to another meeting. 
 

CHAIRPERSON HOOVER ADJOURNED THE WORKSHOP AND RECONVENED 
THE REGULAR MEETING AT 8:42 P.M.  

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



 
 
 
 

 
 

 
Staff Report   
Rezoning Request 
 
Prepared for:  The City of Okeechobee 

Applicant:  Nassa Management Group LLC 

Address: 204 NW 13th Street 

Petition No.:  21-006-R 

Request: Change from RMF to CHV 
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General Information 
 

Owner/Applicant 
Nassa Management Group LLC 
7993 Steeplechase Ct 
Port St Lucie, FL  34986 

Contact Person 
 

Muhammad Nooruddin 
Nooruddin64@gmail.com 
863.801.1925 

Site Address 204 NW 13th Street 

Parcel Identification 3-15-37-35-0010-00030-0230 

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

 
Request 

The matter before the Local Planning Agency and City Council is an application to rezone 0.402 
acres of land located on NW 13th Street. The property is designated Commercial on the Future 
Land Use Map and currently zoned Residential Multiple Family. The applicant is requesting a 
zoning change to Heavy Commercial. 
The Applicant has also submitted a concurrent request for a Special Exception for a storage 
facility at this property. 
 

Future Land Use, Zoning and Existing Use  

 Existing Proposed 
Future Land Use Commercial Commercial 
Zoning  Residential Multiple Family Heavy Commercial 
Use of Property Vacant lot Storage Facility 
Acreage 0.402 acres 0.402 acres 
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Future Land Use, Zoning, and Existing Use on Surrounding Properties 

North 
Future Land Use Commercial 

Zoning Commercial Professional Office 

Existing Use Water Retention 

East 
Future Land Use Commercial 

Zoning Heavy Commercial 

Existing Use Storage Facility 

South 
Future Land Use Commercial 

Zoning Heavy Commercial 

Existing Use Automotive Shop 

West 
Future Land Use Single Family Residential 

Zoning Residential Multiple Family 

Existing Use Single Family 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. Though the City is the Applicant 
for this request, the Owner of the subject property has provided some comments to each of the 
required findings.  These are repeated below in Times Roman typeface exactly as provided by the 
Owner. 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. 
Applicant Response:  Part of the Future Land Use Heavy Commercial Proposal by the City map. 

Staff Comment: This parcel is already designated Commercial on the City’s Future Land Use 
Map, which is a component of the City’s Comprehensive Plan. The current zoning of RMF is 
inconsistent with the Commercial Future Land Use. Rezoning to a commercial zoning district 
will increase the consistency with the Comprehensive Plan. 

2. The proposed use being applied for is specifically authorized under the zoning district in 
the Land Development Regulations.”  
Applicant Response:  Yes 

Staff Comment: The Applicant has a concurrent pending request for a special use exception 
to allow construction of a storage facility. Storage is listed as a special exception use in the 
CHV district.  
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3. The proposed use will not have an adverse effect on the public interest. 
Applicant Response:  No effect to the public. 

Staff Comment: Facilitating commercial development of this vacant property will slightly 
increase the tax base for the City, which is a public benefit. Commercial development (likely 
a storage facility) at this location is unlikely to result in any adverse effects on the public 
interest. 

4. The proposed use is appropriate for the location proposed, is reasonably compatible with 
adjacent land uses, and is not contrary or detrimental to urbanizing land use patterns. 
Applicant Response:  Consistent w/ neighboring storage facility. 

Staff Comment: The subject property is about 240 feet from the US-441 right-of-way 
with an adjacent storage facility to the east, automotive repair to the south, and a water 
retention site to the north. Due to those factors, this is an appropriate location for 
storage and for commercial in general; and is consistent with the prevailing land use 
patterns. The main compatibility concern is the single family residential to the west. 
Fortunately, the code requires landscape buffering and increased setbacks for 
commercial structures adjacent to residential districts. 

5. The proposed use will not adversely affect property values or living conditions, or be a 
deterrent to the improvement or development of adjacent property.  
Applicant Response:  Will not affect property value. 

Staff Comment:  Except for the water retention parcel to the north, the adjacent properties 
are already developed. It is unlikely that development of this property will affect property 
values or living conditions. 

6. The proposed use can be suitably buffered from surrounding uses, so as to reduce the impact 
of any nuisance or hazard to the neighborhood. 
Applicant Response:  Properly fenced and locked. 
Staff Comment:  If the site is secure, maintained, and not open during all hours, there are 
not many nuisances typically associated with storage facilities. Nevertheless, buffering will be 
required at time of site plan approval. 

7. The proposed use will not create a density pattern that would overburden public facilities 
such as schools, streets, and utility services. 
Applicant Response:  No impact on public facilities. 

Staff Comment: Commercial development has no impact on school capacity. Storage has 
very little impact on utilities. A facility of this size should not generate enough vehicle trips to 
significantly impact roadway capacity. 
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8. The proposed use will not create traffic congestion, flooding or drainage problems, or 
otherwise affect public safety. 
Applicant Response:  No 
Staff Comment: Any existing flooding or drainage issues should be improved through the 
site development process. 

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

Applicant Response:  No impact on restrictions 

Staff Comment:  The proposed has not been inordinately burdened.  

 

 

Recommendation 
Based on the foregoing analysis, we find the rezoning from Residential Multiple Family to Heavy 
Commercial reasonably compatible with adjacent uses and consistent with the urbanizing pattern 
of the area. 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  
November 5, 2021 
 
Planning Board Public Hearing: November 18, 2021 
City Council Public Hearing: (tentative) December 21, 2021 and January 18, 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 

 

 
 
 



City of Okeechobee 
General Services Department 

Date: 
Fee Paid: -"' t""cn DV
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1 st Hearing: \ \ . \ <f3 2.. \ 
Publication Dates: 

55 S.E. 3rd Avenue, Room 101 
Okeechobee, Florida 3497 4-2903 
Phone: (863) 763-3372, ext. 9820 
Fax: (863) 763-1686 Notices Mailed: \ \ · 3,. ;;i_l 

Petition No. ;:LI -OiJ(p "'P--
Jurisdiction: f' D 4 Q.,C-
2°0 Hearing: /Jt-Jf-JI i 1-18-&:A 

. .. ·• > <·• <\ ... << · ... ··. •.·· .. •.·\·•.• >•.· R
ezone, $pe�i�f����Pti�o,n#Yar.i.a.tjc� ... ·. · 

·.·.·· ...... ·· ·•····.· .••. < < · .. ·.·· • · ·· .. · .. ·.·.·.· ·APPL
I

CANT]NEORMATION} 
. . . ... 

1 Name of property owner(s}: NASSA MANAGEMENT GROUP LLC 
2 Owner mailing address: 7993 Steeplechase ct, Port Saint Lucie, Fl 34986.
3 Name of applicant(s) if other than owner NA. 
4 Applicant mailing address: 

E-mail address: Nooruddin64@gmail.com.
5 Name of contact person (state relationship): M, ,h::imm::irl Norm irlrlin 
6 Contact person daytime phone(s}: 863-801-1925 

I .•··> • fiRQre'ij.i:Y1N1=.oRMAft9N-·.· <·• : 

7 
Property address/directions to property:441 N. to NW 13 Street make a left , property on left 

204 NW 13th Street , okeechbee, Fl 34972 .. 
Describe current use of property: 

8 Vacant lot r -

Describe improvements on property (number/type buildings, dwelling units, occupied or vacant, etc. 

9 
No dwelling on the property is planned. Will utilize for the storage purposes 

' 

Source of potable water: City. Method of sewage disposal: NA 
10 Approx. acreage: .402 Is property in a platted subdivision? Yes 

Is there a use on the property that is or was in violation of a city or county ordinance? If so, describe: 

11 NO .. 

12 Is a pending sale of the property subject to this application being granted? No 
Describe uses on adjoining propertr to the North: Storage facility ..

13 North: County's water retention East: 
South: Heavy commercial automotive shopY\/est: Single-family home 

14 Existing zoning: RMF r Future Land Use classification: heavy commercial 

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

16 Request is for: L) Rezone Lx.) Special Exception (_) Variance 
17 Parcel Identification Number: '!J .,1,: 15-37-35-0010-00030-0230 
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