
 

 
 
MEETING AGENDA 

SESSION OF THE PLANNING ADVISORY BOARD 
CITY OF KISSIMMEE 

CITY HALL, COMMISSION CHAMBERS 
101 CHURCH STREET, KISSIMMEE, FLORIDA 34741-5054 

WEDNESDAY, JUNE 21, 2023 AT 6:00 PM 
 

 
1. MEETING CALLED TO ORDER 
2. MOMENT OF SILENCE AND PLEDGE OF ALLEGIANCE 
3. MINUTES 
4. OLD BUSINESS 
5. NEW BUSINESS 

 

5.A Public Hearing - An Ordinance amending the Zoning Map designation from City 
Open Space (OS) to City Multiple Family Medium Density (RC-2): Bass Road 
Townhomes, ZMA-22-0007 - Proposed Ordinance #23-12 
 
AN ORDINANCE AMENDING ORDINANCE NO. 3068 KNOWN AS THE CITY OF 
KISSIMMEE LAND DEVELOPMENT CODE, REZONING THE PROPERTY 
HEREINAFTER DESCRIBED, REPEALING ALL ORDINANCES IN CONFLICT 
HEREWITH AND PROVIDING AN EFFECTIVE DATE. 

 
5.B Public Hearing - Conditional Use with Site Specific Redevelopment Plan request to 

convert a residential property to office use - 1012 Mabbette Office Conversion, CU-
22-0023 

6. PUBLIC HEARINGS 
7. DISCUSSION 
8. HEAR CHAIRMAN AND BOARD MEMBERS 
9. ADJOURNMENT 
 
 
 
In accordance with Florida Statutes 286.105: Any person wishing to appeal any decision made by the 
Planning Advisory Board with respect to any matter considered at such meeting or hearing will need to 
ensure that verbatim record of the proceedings is made, which record includes the testimony and 
evidence upon which the appeal is made. 
 
In accordance with Florida State 286.26, persons needing assistance to participate in any of these 
proceedings should contact the Office of the City Clerk, 101 Church Street, Kissimmee, Florida, (407) 
518-2309. 

Page 1 of 33



City of Kissimmee 

ITEM  5.A 
Public Hearing - An Ordinance amending the Zoning Map designation from City Open Space 
(OS) to City Multiple Family Medium Density (RC-2): Bass Road Townhomes, ZMA-22-0007 - 
Proposed Ordinance #23-12 
 
AN ORDINANCE AMENDING ORDINANCE NO. 3068 KNOWN AS THE CITY OF KISSIMMEE 
LAND DEVELOPMENT CODE, REZONING THE PROPERTY HEREINAFTER DESCRIBED, 
REPEALING ALL ORDINANCES IN CONFLICT HEREWITH AND PROVIDING AN EFFECTIVE 
DATE. 
  
Request 
Recommendation of approval of a Zoning Map Amendment to change the Zoning designation from 
City Open Space (OS) to City Multiple Family Medium Density Residential (RC-2) on approximately 
7.96 acres of land. 
 
Explanation 
This property went through an Annexation (DRC-19-00017) along with 34 other properties as part of 
an Interlocal Agreement between the City of Kissimmee and Osceola County. This ILA was intended 
to annex all enclave properties and their associated ROWs. This agreement was approved and 
adopted by the City Commission at the February 18, 2019 meeting. The Zoning and Future Land Use 
designations were determined and established in accordance with Comprehensive Plan Policy 
1.1.10.5 -- Osceola County and City of Kissimmee Land Use Conversions. 
 
FINDINGS AND REASONS: 
 
Compliance with Comprehensive Plan Future Land Use Policy 1.2.1.3, Multi-Family Medium Density 
Residential (MF-MDR), that is intended to accommodate multiple family structures with a density of 
10-20 units per acre. Lesser densities may be allowed in order to protect environmentally sensitive 
lands or to achieve greater consistency with surrounding land uses, including mixed-uses. 
Compliance with Land Development Code Section 14-3-27, Zoning Map and Land Development 
Code Amendments, in regards to the submittal and review procedures and criteria to support an 
amendment. 
Compliance with Land Development Code Section 14-4-4.E, Multifamily Medium Density Residential 
(RC-2) Zoning District, that is compatible with the Multiple Family Medium Density Residential (MF-
MDR) Land Use designation. 
  
Recommendation 
 
REQUESTED PLANNING ADVISORY BOARD ACTION: 
Approve w/Conditions 
  
The Development Review Committee (DRC) recommended approval on May 16, 2023, subject to the 
following conditions: 
 
CONDITIONS: 
 
Subject to Planning Advisory Board (PAB) and City Commission approval. 
A conservation impact report is required for any development occurring in the Conservation Overlay. 
This can be submitted at the site plan stage. (14-3-33). 
Density will be calculated based on gross acreage. 
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Open space requirements will be calculated based on buildable acreage only. Wetlands may not be 
amenitized to be included in the open space calculation.   
The subject property is not within the Short-Term Rental Overlay, so short-term rentals will not be 
permitted in this development. 
 
Attachment(s): 
1. ZMA-22-0007 Bass Rd Townhomes Vicinity Map 
2. ZMA-22-0007 Bass Rd Townhomes Aerial Map 
3. ZMA-22-0007 Site Data Table 
4. ZMA-22-0007 Proposed Ordinance 23-12 
5. ZMA-22-0007 Ad 
6. ZMA-22-0007 Staff Comments 
7. ZMA-22-0007 Concept Rezoning_v2 
8. ZMA-22-0007 Property record card 
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Address Points

Parcels

Road Centerlines

City Limits

CITY

COUNTY

Zoning District

AC (Agricultural Conservation)

AI (Airport Industrial)

AO (Airport Operations)

B-2 (Neighborhood Commercial)

B-3 (General Commercial)

B-5 (Office Commercial)

BP (Business Park)

June 2, 2023
0 0.09 0.180.04 mi

0 0.1 0.20.05 km

1:6,019
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Bass Road, ZMA-22-0007 
Zoning Map Amendment 

East of Bass Rd, North of Waterford Way, West of S Hoagland Blvd, & South of W Vine 
St.  

19-25-29-0000-0200-0000 
Site Data Tables 

 

Site Data 
Size 7.96 acres 
Future Land Use Designation MF-MDR (Multifamily Medium Density 

Residential); CONS (Conservation) 
Proposed Future Land Use 
Designation 

N/A  

Zoning District Designation OS (Open Space) 
Proposed Zoning District Designation RC-2 (Multifamily Medium Density 

Residential)  
Existing Overlay District Conservation Overlay 
Existing Use(s) Vacant Pasture/Wetlands 
Proposed Use(s)  Townhomes  
Adjacent Land Use 

North SF-MDR (Single Family Medium Density 
Residential) – City & REC (Recreation) - 
City 

South SF-LDR (Single Family Low Density 
Residential) – City & REC (Recreation) - 
City 

East REC (Recreation) - City 
West SF-LDR (Single Family Low Density 

Residential) – City 
Adjacent Zoning 

North SRPUD (Short Term Rental Planned Unit 
Development) – City 

South SRPUD (Short Term Rental Planned Unit 
Development) – City  

East OS (Open Space) – City  
West SRPUD (Short Term Rental Planned Unit 

Development) – City 
Future Land Use & Zoning History 19-017 - Annexation 
Past/Current Project Tracking  

 

Comprehensive Plan Summary 
Policy 1.2.1.3, MF-MDR (Multi-Family Medium Density Residential): This 
designation is intended to accommodate multiple family structures with a density 
of 10-20 units per acre. Lesser densities may be allowed in order to protect 
environmentally sensitive lands or to achieve greater consistency with surrounding 
land uses, including mixed-uses. New development in areas delineated on the 
Future Land Use Map for medium density residential uses shall be developed 
and/or maintained as residential neighborhoods. The medium density designation 
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is intended to ensure sufficient land area for developments of medium density, and 
an adequate supply of existing and/or projected public facilities for the area. 
Supportive community facilities and accessory land uses may be located within 
areas designated MDR. Review of specific densities of developments shall be 
directed toward preserving stability of established residential areas. Sites for 
medium density residential developments should be located so they provide a 
smooth transition between lower density residential areas, and mixed-use areas or 
those developed and/or designated for more intense uses.  
 
Policy 1.2.8.2, CONS (Conservation): Lands designated for Conservation (CONS) 
are those lands that, because of their environmental quality or sensitivity, are 
intended for protection and are not intended for development activities, and 
therefore have no allowable FAR. These lands may include wetlands, wildlife 
habitats, and/or watershed protection areas. The CONS designation shall be 
applied to portions of major natural resource areas and environmentally sensitive 
corridors which the City deems appropriate and feasible to protect in order to help 
implement natural resource conservation goals, objectives, and policies stipulated 
in the Comprehensive Plan. The designation shall be primarily assigned to publicly 
owned and restricted privately owned properties. Where the designation is applied, 
the City shall adopt appropriate programs, policies, and/or ordinances for 
managing implementation of the Comprehensive Plan policies applicable to the 
designation.  
Potential Zoning Districts RC-1 (Multiple Family Medium Density 

Residential) 
RC-2 (Multiple Family High Density 
Residential) 
B-2 (Neighborhood Commercial) 
MUPUD (Mixed Use Planned Unit 
Development) 

 

Zoning District Standards – District Summary 
Multiple Family Medium Density Residential Districts (RC-1 and RC-2). This district 
is primarily intended to accommodate multiple family developments. The RC-1 
district is envisioned for locations where medium density housing already exists 
and other places appropriate for such development. Frequently the locations serve 
as a transition between residential neighborhoods and non-residential 
development. This district is intended for use in areas which have been assigned a 
Multiple Family Medium Density Residential (MF-MDR) or a Multiple Family High 
Density Residential (MF-HDR) future land use designation by the comprehensive 
plan. The RC-2 district is envisioned for areas that are adjacent to development 
with compatible intensity levels, arterial or collector roads, and have the requisite 
utilities. These areas should generally be highly accessible to commercial 
services. The RC-2 district is intended for use in areas which have been assigned 
a Multiple Family High Density Residential (MF-HDR) future land use designation. 
Future development proposals within these districts should provide for a smooth 
transition in residential density, preserve stability of established residential 
neighborhoods, and include sufficient open space, parking, and landscaping to 
reinforce objectives for quality living areas. 
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Comprehensive Plan Future Land Use & Zoning Comparisons 
 Existing Future Land Use 

& Zoning 
Requested Zoning  

Uses MF-MDR (Multi-Family 
Medium Density 
Residential) & CONS 
(Conservation) 

RC-2 (Multi-Family 
Medium Density 
Residential)  

 

Public Facilities Analysis 
Transportation 

Adjacent street S. Poinciana Blvd. 
Street Quality of Service (QOS) Adjacent Street is under Osceola 

County jurisdiction. 
Sanitary Sewer 

Is volume less than 98% 
capacity? 

Yes – Compliance  

Potable Water 
Is volume less than 98% 
capacity? 

Yes – Compliance  

Is water pressure at least 40lbs 
per square inch? 

Yes – Compliance  

Solid Waste 
Is volume less than 5.1lbs per 
person per calendar day? 

Yes – Compliance  

Recreation 
Is active recreation area at least 2 
acres per 1,000 population? 

Yes – Compliance  

Is urban open space area at least 
2 acres per 1,000 population? 

Yes – Compliance  

Is total recreation area at least 4 
acres per 1,000 population? 

Yes – Compliance  

Drainage 
Is off-site discharge; runoff 
velocities; roadway drainage; 
pavement; retention; and flood 
storage LOS standards met? 

Yes – Compliance  
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 PROPOSED ORDINANCE NO. 23-12 
                                              ORDINANCE NO.  ______ 
 

AN ORDINANCE AMENDING ORDINANCE NO. 3068 
KNOWN AS THE CITY OF KISSIMMEE LAND 
DEVELOPMENT CODE, REZONING THE PROPERTY 
HEREINAFTER DESCRIBED, REPEALING ALL 
ORDINANCES IN CONFLICT HEREWITH AND PROVIDING 
AN EFFECTIVE DATE. 

 
 
BE IT ORDAINED BY THE CITY COMMISSION THAT ORDINANCE NO. 3068 KNOWN 
AS THE CITY OF KISSIMMEE LAND DEVELOPMENT CODE IS HEREBY AMENDED 
TO READ AS FOLLOWS: 
 
SECTION 1.  Ordinance No. 3068, known as the City of Kissimmee Land Development 
Code, is hereby amended so as to rezone the following described property to-wit: 

 
FROM:     OS (Open Space) – City 
 
TO:        RC-2  (Multiple Family Medium Density Residential) – City 
         
The subject property is located at: Parcel ID: 19-25-29-0000-0200-0000 
 
Legal Description: 
 
S 264 FT OF SW 1/4 OF NW 1/4 LESS THE FOLLOWING LYING WITHIN THE ABOVE 
LEGAL: BEG AT NW COR OF SW 1/4 OF 19-25-29, N 368.62 FT, E 2.44 FT, N 427.21 
FT, N 4 DEG E 167.86 FT, N 227.71 FT, N 3 DEG W 261.80 FT, W 8.81 FT TO W/L OF 
SEC 19, N 918.91 FT TO S R/W OF HWY 192, E 48.07 FT, S 627.84 FT, S 1 DEG W 
203.93 FT, S 213.14 FT, S 2 DEG E 264.13 FT, S 1061.60 FT, S 88 DEG W 41.91 FT TO 
POB 
 
A map of the area is included with this ordinance. 
 
SECTION 2.  Upon the effective date of this ordinance, the City Manager shall promptly 
cause the rezoning as provided in Section 1 herein to be entered onto the official zoning 
map of the City of Kissimmee. 
 
SECTION 3.  Except as hereby amended said City of Kissimmee Land Development 
Code Ordinance No. 3068 as heretofore amended shall remain in full force and effect. 
 
SECTION 4.  This Ordinance shall take effect 10 days after its passage.    
 
  
BE IT ORDAINED, by the City Commission of the City of Kissimmee, this 16th day of July, 
2023.  
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_____________________________ 
Mayor - Commissioner 

 
ATTEST: 
 
 
__________________________ 
City Clerk 
 
 
 
Approved as to form and legality: 
 
 
____________________________________ 
City Attorney 
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CITY OF KISSIMMEE
PLANNING ADVISORY BOARD

This is to inform you that the City of Kissimmee Planning Advisory Board will make a recommendation to the City
Commission concerning a request to amend the official Zoning Map, the City of Kissimmee Land Development Code
Ordinance No. 3068 for the property described herein:

FROM: OS (Open Space) - City

TO: RC-2 (Multiple Family Medium Density Residential) - City

The subject property is located at Parcel ID: 19-25-29-0000-0200-0000

Legal Description:

S 264 FT OF SW 1/4 OF NW 1/4 LESS THE FOLLOWING LYING WITHIN THE ABOVE LEGAL: BEG AT NW COR OF SW
1/4 OF 19-25-29, N 368.62 FT, E 2.44 FT, N 427.21 FT, N 4 DEG E 167.86 FT, N 227.71 FT, N 3 DEG W 261.80 FT,
W 8.81 FT TO W/L OF SEC 19, N 918.91 FT TO S R/W OF HWY 192, E 48.07 FT, S 627.84 FT, S 1 DEG W 203.93 FT,
S 213.14 FT, S 2 DEG E 264.13 FT, S 1061.60 FT, S 88 DEG W 41.91 FT TO POB

PROPOSED ORDINANCE #23-12: AN ORDINANCE AMENDING ORDINANCE NO. 3068 KNOWN AS THE CITY OF
KISSIMMEE LAND DEVELOPMENT CODE, REZONING THE PROPERTY HEREINAFTER DESCRIBED, REPEALING ALL
ORDINANCES IN CONFLICT HEREWITH AND PROVIDING AN EFFECTIVE DATE.

The proposed amendment and the supporting documents, including a parcel description, may be inspected in
the Development Services Department, City Hall, 101 Church Street, Kissimmee, Florida, between 8:00 a.m.
and 5:00 p.m., Monday through Friday. Please direct any questions to the Development Services Department,
(407) 518-2140 or planning@kissimmee.gov.

The Planning Advisory Board will hold a meeting to consider their recommendation on said request on Wednesday,
June 21, 2023 at 6:00 p.m. in the Commission Chambers of City Hall, 101 Church Street, Kissimmee, FL, 34741.

Any interested party wanting to be heard on this issue may submit testimony to be read into the official record to
CityClerkEmail@kissimmee.gov prior to the start of the meeting or may be heard by participating in person. Any
questions may be directed to the Development Services Department at (407) 518-2140 or planning@kissimmee.gov.

Reference # ZMA-22-0007 PLANNING ADVISORY BOARD
Bass Road Townhomes KISSIMMEE, FLORIDA

In accordance with Florida Statutes 286.26, persons needing assistance to participate in any of these proceedings
should contact the Office of the City Clerk (407) 518-2308 prior to the meeting. (FS286.26)

In accordance with Florida Statues 286.0105: Any person wishing to appeal any decision made by the Planning
Advisory Board with respect to any matter considered at such meeting or hearing will need a record of the
proceedings, and for such purposes 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 made. Page 11 of 33



 DEVELOPMENT SERVICES DEPARTMENT 
PLANNING DIVISION 

101 CHURCH STREET - KISSIMMEE, FLORIDA 34741 - 407.518.2140 

 
 
 

kissimmee.gov @cityofkissimmee 

 
 
TRANSMITTAL FOR PLAN REVIEW 
 
ADDRESS: 19-25-29-0000-0200-0000  
      DATE:  5/10/2023 
 
PERMIT NUMBER: ZMA-22-0007 
 

Plan status: 
 

Approved with conditions. 
 
PLANNING DIVISION - Patricia Prevost - 407.518.2107 - Patricia.Prevost@kissimmee.gov 
 
Please see below the comments/conditions: 
 
GENERAL  
 

1. Subject to Planning Advisory Board and City Commission approval.  

ADVISORY 

1. A conservation impact report is required for any development occurring in the 
Conservation Overlay. This can be submitted at the site plan stage. (14-3-33). 

2. Density will be calculated based on gross acreage. 
3. Open space requirements will be calculated based on buildable acreage only. Wetlands 

may not be amenitized to be included in the open space calculation.   
4. The subject property is not within the Short-Term Rental Overlay, so short-term rentals 

will not be permitted in this development.  

 
 
 
If you have any questions regarding the comments/conditions above, please use the contact 
information provided.  
 
Please login to the Citizen Self Service portal at www.kissimmee.gov.energov to upload a 
response to comments. 
 
Additional comments may be forth coming as a result of revisions to the plans, any new changes in the 
information provided, future plan review up to plan approval and permitting and/or with submittal of 
supporting documentation. 

 
Provide a response to comments within one hundred eight (180) days, or a request for an extension 
submitted for consideration. Otherwise, the project will be considered abandoned and a new application 
will be required to proceed. 
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Pool
1,500 SF

Cabana
600 SF

Park

Lift
Station

EW

S

N

Plans not valid unless Signed,
Dated and Sealed below.

____________________
J. Brian Denham, P.E.

Date:________________
FL Registration #58008

Certificate of Authorization #29666

Plan Set:

Sheet:

Revision:

Sheet Number:

C-100

Project:

Not for
Construction

Developer:

SITE DATA:
PROPERTY:
1. Agency Having Jurisdiction = City of Kissimmee, FL
2. Site is located in Section 19, Township 25 South, Range 29 East
3. Parcel ID#: 19-25-29-0000-0200-0000
4. Owner/Developer:  AM Investments RE, LLC
5. Area Calcs:  see below
6. Wetlands = yes on subject property.
7. Vegetation:  existing is varied.
ENTITLEMENT:
8. Land Use = MF-MDR (Existing and Proposed)
9. Zoning

9.1. Existing = OS (Existing);
9.2. Proposed

9.2.1. RC-2 = 164,691.58 sf = 3.78 AC
9.2.2. OS = 178,094.59 sf = 4.09 AC
9.2.3. Total = 342,786.17 sf = 7.87 AC.

10. Proposed Use: Townhomes.
11. Density =  Site = 32 DU / 7.87 AC = 4 DU / AC.
12. Requested waivers: n/a.
REQUIREMENTS:
13. Open Space - see below;
14. Impervious Area Ratio (ISR):  Allowed: 75% (Per RC-2);
15. Recreation Areas:  see below;
16. Landscape Buffers:Front yard: 20' easement (E - Spine Road)

Side yard: 15' (N), resid./com.
Side yard: 0' (S - adj. to Subdivision)
Rear yard: 0' (W - adj. to master storm pond)

17. Lot Size = 20' x 100' (typ.) (Per RC-2)
18. Building Setbacks:Front yard: 10' min, 20' max;

Front secondary: 10'
Side yard: 10'
Rear yard: 20'
Between Buildings: 15'

19. Building:
Height: Allowed = 4 Stories (no height limit); Proposed 2 Story.
Floor Area Ratio (FAR) Max = 25%
Size Proposed = 50' deep x 20'-4" (Interior Units) or 20'-8" (End Units)

20. Parking:  spaces will be provided according to the minimum required by code.
Spaces Required:  2 spaces / Unit x 32 = 64
Spaces Provided:

Garage = 1 spaces / Unit x 32 = 32
Driveway = 1 spaces / Unit x 32 = 32
Visitor =    8
TOTAL Provided: = 72

21. Traffic:  Proposed Use 32 Homes (270, ITE 9TH ED.)
Daily Trips = 7.5 Trips x 32 Units = 240
Peak Hour Trips = 0.62 Trips x 32 Units = 20

UTILITIES
22. Storm Water Management:

22.1. via on-site master storm system.
22.2. Grading shall not exceed 3:1 (horizontal to vertical).

23. Flood Protection:  The Finished Floor Elevation shall exceed the 100 year flood plain (Elevation TBD)
for the adjacent storm water management system by a min. of 2 feet.  So minimum FF = TBD.

24. Erosion protection:  All slopes to be sodded.
25. Water = TWA.
26. Sanitary Sewer = TWA.
27. Reclaim = TWA.
28. Solid Waste = City of Kissimmee & Private Contract (dumpsters).
29. All On-Site utilities shall be owned & maintained by the TWA.
30. ADA:  Project to comply with latest FL Accessibility Code.
31. Signage:  All signage shall comply with Kissimmee land development code.
32. Phasing:  the subdivision infrastructure shown will be constructed in 1 phase.
33. Benchmark:  North American Vertical Datum of 1988 (NAVD 88).
34. Irrigation to be installed per Kissimmee code.
35. Street lighting to be provided.
36. Roads to be privately owned & maintained.
37. Project to be constructed in 1 phase.

Bass Road
Townhomes

Kissimmee, FL

Denham

Ephesians 6:11-17

Engineering, LLC
18 Years
2005  -  2023

7602 Ficquette Road
Windermere, FL 34786
Office - 407-217-5487

Brian@DenhamENG.com
www.DenhamENG.com

C
I
V
I
L

D
E
S
I
G
N

Dimension
Plan

Conceptual
Plans

AM
Investments
RE, LLC
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Page 1 - 6/16/2023 9:31:38 AM

Katrina S. Scarborough, CFA, CCF, MCF
Osceola County Property Appraiser

www.property-appraiser.org
Osceola County Government Center

2505 East Irlo Bronson Memorial Hwy, Kissimmee, FL 34744
Ph: (407) 742-5000  Fax:( 407) 742-4900

Parcel: 19-25-29-0000-0200-0000
Owner Information
Owner Name AM INVESTMENTS RE LLC

Mailing Address 301 E PINE ST
ORLANDO, FL  32801

Physical Address N BASS RD, KISSIMMEE FL 34746
Description VACANT
Tax District 200 - KISSIMMEE

Tax Values
Current Values Certified Values
Current Value represents working appraised values as of
06/15/2023, which are subject to change prior to certification

Certified Value represents certified values that appeared on
the tax roll as of 03/24/2023

Land $763,200 Land $149,500
AG Benefit $0 AG Benefit $0
Extra Features $0 Extra Features $0
Buildings $0 Buildings $0
Appraised(just) $763,200 Appraised(just) $149,500
Assessed(estimated) $763,200 Assessed* $149,500
Exemption(estimated) $0 Exemption $0
Taxable(estimated) $763,200 Taxable $149,500
* Assessed Values Reflect Adjustments for Agricultural
Classification and/or the Save Our Homes Cap

* Assessed Values Reflect Adjustments for Agricultural
Classification and/or the Save Our Homes Cap

Sales Information
Seq ORB-Pg Price Date Deed Type
0 6257-2812 $875,000 2022-07-26 WD
1 4482-1265 $200,000 2013-07-31 WD
2 3290-0732 $200,000 2006-09-22 PR
3 2912-1095 $0 2005-09-26 OR
4 3220-2987 $0 2003-12-25 DC
5 0912-1782 $0 1989-02-16 WD
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Page 2 - 6/16/2023 9:31:38 AM

Land Information - Total Acreage: 7.95
Land Description Units Depth Land Type Land Value
RESIDENTIAL 7.95 0.00 AC $763,200

Legal Description
Legal Description S 264 FT OF SW 1/4 OF NW 1/4 LESS THE FOLLOWING LYING WITHIN THE ABOVE LEGAL:

BEG AT NW COR OF SW 1/4 OF 19-25-29, N 368.62 FT, E 2.44 FT, N 427.21 FT, N 4 DEG E
167.86 FT, N 227.71 FT, N 3 DEG W 261.80 FT, W 8.81 FT TO W/L OF SEC 19, N 918.91 FT TO S
R/W OF HWY 192, E 48.07 FT, S 627.84 FT, S 1 DEG W 203.93 FT, S 213.14 FT, S 2 DEG E
264.13 FT, S 1061.60 FT, S 88 DEG W 41.91 FT TO POB
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City of Kissimmee 

ITEM  5.B 
Public Hearing - Conditional Use with Site Specific Redevelopment Plan request to convert a 
residential property to office use - 1012 Mabbette Office Conversion, CU-22-0023 
  
Request 
Request for Conditional Use with Site Specific Redevelopment Plan approval for an office conversion on 
approximately 0.23 acres located at 721 Mabbette Street with a Neighborhood Open (T4-O) zoning designation.  
 
Explanation 
This is a request to establish an office establishment on the property at 1012 Mabbette St. This building was 
originally established in 1926 as a 1,492 sq ft residence and has been used as a single-family home. The lot is 
approximately 0.21 acres. 
 
This property has received multiple Notices of Violation regarding the use of the property for commercial uses prior 
to Conditional Use approval and obtaining a Change of Use permit. CE-22-02321 went to Special Magistrate on 
June 12, 2023 and the property owner was given a 90 day extension to come into compliance by September 10, 
2023.  
 
The conversion includes the addition of 5 parking spaces (1 ADA) and a paved access drive to the rear of the 
property. Other improvements include the addition of pedestrian access and a ramp, landscaping improvements, 
and bike racks in accordance with the Land Development Code. 
 
FINDINGS AND REASONS: 

1. Compliance with the intent of the Neighborhood Open (T4-O) transect zoning standards as outlined in 
Section 14-5-4 of the Land Development Code. 

2. Compliance with Section 14-5-6, Table 5-1, as an office is listed as a potential conditional use allowance in 
the Neighborhood Open (T4-O) zoning district 

3. Compliance with Section 14-3-29(G) general review criteria for conditional use approval as the subject 
property, layout, compatibility, and public facility impacts of the project are in compliance with the Land 
Development Code. 

4. Compliance with Comprehensive Plan Future Land Use Element Policy 1.2.9.2, Mixed Use - Downtown 
(MU-D), Low Density Residential sub-area, which is primarily non-residential in character, and is generally 
intended to remain so. The mix of uses in this sub-area shall be 85-95 percent residential and 5-15 percent 
non-residential, with a maximum project density of up to 4.0 FAR. 

  
Recommendation 
 
REQUESTED PLANNING ADVISORY BOARD ACTION: 
Approve w/Conditions 
  
The Development Review Committee (DRC) recommended approval on May 30, 2023. 
 
CONDITIONS:  
 

1. Note that this Conditional Use application is for office use only. Other uses which require CU approval in the 
T4-O zoning district, such as personal service, will require a separate CU application, review, and approval.  

2. Staff comments 
 
 
Attachment(s): 
1. CU-22-0023 Vicinity Map 
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2. CU-22-0023 Aerial Map 
3. CU-22-0023 Site plan 
4. CU-22-0023 ad 
5. CU-22-0023 DRC Comments 
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 NOTICE OF PUBLIC HEARING 
  PLANNING ADVISORY BOARD  
 
This is to inform you that the Planning Advisory Board of the City of Kissimmee will 
consider a request for a Conditional Use request to convert a residential property to office 
use. The Planning Advisory Board will hold a meeting on Wednesday, June 21, 2023 at 
6:00 p.m. at the City Commission Chambers, 101 Church St., Kissimmee, FL 34741. 
 
The subject property is located at 1012 Mabbette St. Parcel ID: 21-25-29-1920-000S-
0020 
 
Any interested party wanting to be heard on this issue may submit testimony to be read 
into the official record to CityClerkEmail@kissimmee.gov prior to the start of the meeting or 
may be heard by participating in person. 
 
Any questions regarding this public hearing may be directed to the Development Services 
Department at (407) 518-2140 or planning@kissimmee.gov. 
 
Reference # CU-22-0023   PLANNING ADVISORY BOARD 
1012 Mabbette Office Conversion      KISSIMMEE, FLORIDA 
 
In accordance with Florida Statute 286.26, persons needing assistance to participate in any of these proceedings 
should contact the Office of the City Clerk (407) 518-2308 prior to the meeting. (FS286.26) 
 
In accordance with Florida Statute 286.0105: any person wishing to appeal any decision made by the City 
Commission with respect to any matter considered at such meeting or hearing will need a record of the 
proceedings, and for such purposes 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 made.  
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 DEVELOPMENT SERVICES DEPARTMENT 
PLANNING DIVISION 

101 CHURCH STREET - KISSIMMEE, FLORIDA 34741 - 407.518.2140 

 
 
 

kissimmee.gov @cityofkissimmee 

 
 
TRANSMITTAL FOR PLAN REVIEW 
 
ADDRESS: 1012 Mabbette St 
                    21-25-29-1920-000S-0020  
      DATE:  5/30/2023 
 
PERMIT NUMBER: CU-22-0023 
 

Plan status: 
 

Approved with conditions. 
 
PLANNING DIVISION - Patricia Prevost - 407.518.2107 - Patricia.Prevost@kissimmee.gov 
 
Please see below the comments/conditions: 
 
GENERAL 

1. Note that this Conditional Use application is for office use only. Other uses which require 
CU approval in the T4-O zoning district, such as personal service, will require separate a 
separate CU application, review, and approval.  

2. Subject to Planning Advisory Board approval. Additional conditions of approval will be 
forthcoming once comments are sufficiently addressed to move the project forward to 
the Planning Advisory Board.  

 
ADVISORY (To be address with Construction Plan submittal) 

1. Signage: 
a) Note that all signage will be reviewed and permitted through a separate building 

permit.  
b) Signs must conform with the Downtown CRA Neighborhood District sign 

standards. Signs must be illuminated by external means only. Internal 
illumination is prohibited.  

Page 26 of 33



 
 
 

kissimmee.gov @cityofkissimmee 

c)   
2. There are trees depicted to remain. A tree survey should be provided to identify the trees 

species and tree size of any trees to remain. Landscaping plans must also include tree 
barricade detail that includes construction mesh fence which is not permitted. Refer to 
Tree Protection Barricade Detail below and replace the tree protection diagram on Sheet 
L-000. 14-8-6C 

a. Protective posts two inches by four inches or larger wooden post, two inches outer 
diameter or larger galvanized pipe, or other post material of equivalent size and 
strength shall be implanted deep enough in the ground to be stable and with at 
least four feet of the post visible above the ground. 

b. Posts shall be placed at points not closer than the drip line of the protected tree, 
with the posts being not further than six feet apart, except that access may be 
allowed within this line as specified on site plans, but in no case shall heavy 
equipment be permitted access with the protective barrier zone. 

c. All protective posts shall be linked together (fencing at least four feet high, two 
courses of rope or cord not less than one-half inch in diameter or a chain of 
comparable visibility).  

d. Each section shall be clearly flagged with yellow plastic tapes or other markers. 
3. Provide a note on the plans that all mechanical equipment located outdoors, such as 

heating, ventilation, air conditioning, refrigeration systems, and KUA transformers, shall 
be visually screened from adjacent rights-of-way. Provide the location of all such 
mechanical equipment, and indicate the location and types of screening to be used. 14-
2-65 (K)  

4. Provide an irrigation system plan for all pervious areas, which indicate the location, type, 
connections, meter, rain sensor device, and backflow preventer. Said plans shall be 
provided in conjunction with preliminary site development plans and approved prior to final 
site development plan approval. 14-2-91(B)(12) 
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kissimmee.gov @cityofkissimmee 

5.  For your information, any Mobility and Impact fees will be due at time of permit issuance.  
To find out more information please contact Juan F. Hernandez at 407-518-2233 of the 
Development Services Building Division for Mobility fees and Toho Water Authority at 407-
944-5000 for water/sewer impact fees. 

6. All applicable code requirements of the City of Kissimmee Code of Ordinances shall be 
adhered to for any proposed use(s) and its processes.  
 
 

 

 
 
 
 
 
 
 
 
If you have any questions regarding the comments/conditions above, please use the contact 
information provided.  
 
Please login to the Citizen Self Service portal at www.kissimmee.gov.energov to upload a 
response to comments. 
 
Additional comments may be forth coming as a result of revisions to the plans, any new changes in the 
information provided, future plan review up to plan approval and permitting and/or with submittal of 
supporting documentation. 

 
Provide a response to comments within one hundred eight (180) days, or a request for an extension 
submitted for consideration. Otherwise, the project will be considered abandoned and a new application 
will be required to proceed. 
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DEVELOPMENT PROJECT COMMENT FORM  

 

 
 
 
THE FOLLOWING SHALL BE USED AS AN ADDENDUM TO ANY PLAN, FILE, OR OTHER 
DOCUMENT REVIEWED IN ENERGOV & BLUEBEAM 
 
ADDRESS: 1012 Mabbette Street                                                                                 DATE: 4/10/2023 
PLAN (DRC) NUMBER: CU-22-0023 
 
 
 

Review Status: 
APPROVED. 

 
 
TOHO WATER AUTHORITY – Cynthia Colon - 407.944.5036 - ccolon@tohowater.com 
 
 
Comments/Conditions (if applicable): 
 
No comment. 

 
 

 
 
 
 
 
 
 
If you have any questions regarding the comments/conditions above, please use the contact information 
provided.  
 
Please login to the Citizen Self Service portal at www.kissimmee.gov.energov to upload a response to comments. 
 
Additional comments may be forth coming as a result of revisions to the plans, any new changes in the information 
provided, future plan review up to plan approval and permitting and/or with submittal of supporting documentation.  When 
submitting, please provide a response to comments outlining where and how the comments have been addressed.   
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DEVELOPMENT PROJECT COMMENT FORM  
 
 
 
 

 

 
THE FOLLOWING SHALL BE USED AS AN ADDENDUM TO ANY PLAN, FILE, OR OTHER 
DOCUMENT REVIEWED IN ENERGOV & BLUEBEAM 
 
ADDRESS: 1012 MABBETTE ST                                 DATE: 4/10/2023 
PLAN (DRC) NUMBER:CU-22-0023
 
 

Review Status: 

APPROVED. 
 
 
FIRE DIVISION - Chris Alessandri - 407.518.2339 - Chris.Alessandri@kissimmee.gov 
 
 
Comments/Conditions (if applicable): 
 

NO COMMENTS 

 

 
 
If you have any questions regarding the comments/conditions above, please use the contact information 
provided.  
 
Please login to the Citizen Self Service portal at www.kissimmee.gov.energov to upload a response to comments. 
 

Additional comments may be forth coming as a result of revisions to the plans, any new changes in the information 
provided, future plan review up to plan approval and permitting and/or with submittal of supporting documentation.  When 
submitting, please provide a response to comments outlining where and how the comments have been addressed.   
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DEVELOPMENT PROJECT COMMENT FORM  

 

 
 
 
THE FOLLOWING SHALL BE USED AS AN ADDENDUM TO ANY PLAN, FILE, OR OTHER  
DOCUMENT REVIEWED IN ENERGOV & BLUEBEAM 
 
DATE: 4/26/2023 
PROJECT: 1012 MABBETTE ST 
SITE PLAN (DRC) NUMBER: CU-22-0023 
REVIEW NUMBER: 2 
 

Review Status: 

APPROVED WITH CONDITIONS 

 
ENGINEERING DEPARTMENT - Ryan Kilman - 407.518.2279 - ryan.kilman@kissimmee.gov 
 
GENERAL INFORMATION: 
1. While most previous comments have been moved to advisory for this (DRC) approval, the plans still require a lot of 

work for construction plan approval. I encourage you to closely study each bullet point below, review the Land 
Development Code requirements, and feel free to reach out to me with any questions. Should the DRC recommend 
revise back to DRC, please incorporate as many of these items into the revision as possible. 

 
ADVISORY COMMENTS/CONDITIONS OF APPROVAL (No Responses Necessary): 
 
SITE SPECIFIC: 

• Comments based on plans uploaded on 4/5/2023. 

• This site plan appears to have some construction plan level detail that has only been conceptually reviewed for DRC.  
A more comprehensive review of all details and notes will be done with preliminary construction plan submittal. 

• Some property boundary lines are difficult to see. Please make sure all proposed and existing property lines are clear 
and contrast with other line work. 

• Provide an ITE Trip Generation Manual (latest edition) traffic statement for the proposed use on the construction 
drawings. Be sure to include total daily and peak am/pm trips information. Ref. LDC §14-3-31(C)(2)(b) 

• Please provide engineering drawing scale(s) on the construction drawings. 

• Please show the 10-foot horizontal sight distance triangles at driveway intersection(s) with the street on the 
landscaping plans, in accordance with LDC §14-7-2(B) and §14-2, Figure 2-10. Sight visibility must be clear between 
30-inches and eight feet within these areas. 

• Wheel stops or raised curbing will be required between all landscaping/pervious areas and vehicle use areas. Ref. 
LDC §14-7-23(C)(2), §14-8-23(D)(2) 

• Landscaping tree separation shall be provided in accordance with §14-8-23, Table 8-1. 

• This project is located within a zoning district requiring streetscape improvements. There may be areas within the 
property boundary that may require right-of-way (ROW) reservation or easement dedication to accommodate these 
improvements. Please clearly show these areas on the construction drawings. 

• Applicant indicates no phasing of improvements will be done. 

• Provide a certified original copy of the most current boundary and topographic survey with the construction drawings, 
in accordance with LDC §14-3-31(C)(2)(h). The survey shall be shall be prepared by a State of Florida licensed PLS, 
and include the following information: 
o Legal description 
o Current FEMA floodplain statement 
o Topographic contours at one-foot intervals, extending 25 FT beyond the property boundary lines/project limits 
o Property boundary monumentation 
o Vertical datum and benchmark 

• Provide lowest finished floor elevation information on the construction drawings. 

• All 90-degree parking spaces shall have 24 FT of backing distance. 

• Only the one (1) two-way access drive on the west side of the building will be permitted. 

• The driveway entranceway shall provide unobstructed stacking distance(s) of 7 FT in accordance with LDC §14-7-
23(D). 
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• Provide the location, height, and type of all existing and proposed walls, fencing, and ground/monument signage on 
the construction drawings. Ref. LDC §14-3-31(C)(2)(k,m) 

• The method of disposition of surface drainage and stormwater retention for this site is of concern. Please review the 
stormwater management requirements of  LDC §14-10-3 and §14-5-12. Provide conceptual drainage patterns and 
method of disposition of surface drainage (including retention/detention areas) on the construction drawings. Ref. LDC 
§14-2-191(C)(16) 

• Provide the maximum impervious area/ratio provided for by the proposed stormwater retention pond and also the 
maximum allowable zoning impervious ratio on the construction plan. 

• Provide DRC comment responses with preliminary construction plan submittal. 
 
GENERAL: 

• Please login to the Citizen Self Service portal at http://www.kissimmee.gov/energov to upload any revisions to plans 
and/or response to comments. 

• Please add the DRC reference number to the lower right corner of the cover sheet of the construction drawings. 

• Please list any requested Modification of Standard variances on the construction drawings, in accordance with LDC 
§14-3-50, preferably on the cover page.  Be sure to include the following for each: 
o Type (i.e. Director, DRC, BOA, City Manager) 
o Land Development Code reference 
o Code requirement (i.e. distance, quantity, type) 
o Requested waiver/variance (percent of dimensional requirement) 
o Date of approval 

• The stormwater management system detailed with the construction plan submittal shall include the following: 
o 1/2-inch of additional dry pre-treatment 
o Sufficient information to show compliance with LDC §14-10-3, 3(B) 

• It is the responsibility of the design engineer to verify and show the location of any existing utilities and encumbrances 
on the construction drawings that might affect the location of improvements (i.e. pipes, recorded easements, rights-of-
way). 

• Landscaping trees and structures shall remain clear of drainage conveyance systems and/or easements. Tree 
separation should also meet the minimums from features, as specified in Table 8-1. 

• Provide a signage and striping plan with construction plan submittal. Ref. LDC §14-7-23(G), §14-3-42(H)(2), 14-3-
32(A)(1) 

• Once construction of all required site improvements is complete, please email Public Works to arrange a location to 
submit digital copies all final closeout documents for review and approval. This will be required prior to Public Works 
recommendation of approval of Building Final/CO. 

• Any comment not specifically addressed during the DRC meeting will be considered understood and to be 
provided/shown with construction plan submittal. The shifting or addition of any site element may result in additional 
construction plan comments and may prolong approval times. 

• If you have any questions regarding the comments/conditions above, please use the contact information provided 
above. 

 
### 
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