
ZONING REPORT
Commercial Property - Okeechobee, FL 

2900 Albert Road 
Okeechobee, Florida 34972 
Project No. 2522925– 54847 

Conformance Status:Legal Conforming 

Final  Zoning Report: March 18, 2025 

This report is for the sole use of Greenspoon Marder LLP, together with its successors and assigns. 

National Due Diligence Services, a Division of American Surveying and Mapping, Inc. 
221 Circle Drive, Maitland, FL 32751 

Telephone: 407-426-7979; Fax: 407-426-9741 
www.NationalDueDiligenceServices.com 



2 

National Due Diligence Services 

 

Table of Contents 
1.  SUBJECT PROPERTY  .................................................................................................................................................................... 3 

1.1 Property Address: .................................................................................................................................................................... 3 

1.2 Municipality, County, State: .................................................................................................................................................... 3 

1.3 Assessor Parcel Number: ......................................................................................................................................................... 3 

1.4 Year Built: ................................................................................................................................................................................. 3 

2.  EXISTING LAND USE  ................................................................................................................................................................... 3 

3.  ZONING DISTRICT AND PERM ITTE D USE  ............................................................................................................................. 3 

3.1 Zoning Jurisdiction: .................................................................................................................................................................. 3 

3.2 Zoning District: ......................................................................................................................................................................... 3 

3.3 Date of Existing Ordinance: ..................................................................................................................................................... 3 

3.4 Is the Current Use Permitted? ................................................................................................................................................. 3 

4.  ADJACENT ZONING  ..................................................................................................................................................................... 3 

5.  PARCE L ARE A  ................................................................................................................................................................................ 3 

6.  ZONING REQUIREMENTS  .......................................................................................................................................................... 4 

6.1 Building Setback Requirements .............................................................................................................................................. 4 

6.2 Height Restrictions ................................................................................................................................................................... 4 

6.3 Area Requirements .................................................................................................................................................................. 4 

6.4 Density Restrictions ................................................................................................................................................................. 4 

7.  PARKING STANDARDS  ............................................................................................................................................................... 6 

7.1 Parking Use Category: .............................................................................................................................................................. 6 

7.2 Parking Space Formula: ........................................................................................................................................................... 6 

7.3 Parking Space Calculation:....................................................................................................................................................... 6 

8.  RIGHT TO REBUILD AFTE R CASUALTY  .................................................................................................................................. 6 

9.  CONDEM NATION PROCE EDINGS  ............................................................................................................................................ 6 

10.  CODE VIOLATIONS  .................................................................................................................................................................. 6 

11.  CERTIF ICATE OF OCCUPANCY  ............................................................................................................................................. 7 

12.  SITE PLAN  .................................................................................................................................................................................. 7 

13.  SPE CIAL PERM ITS  ................................................................................................................................................................... 7 

14.  ADDITIONAL COMMENTS  ..................................................................................................................................................... 7 

15.  INFORM ATION SOURCE S  ...................................................................................................................................................... 8 

16.  EXHIBITS – TAB LE OF CONTENTS  ...................................................................................................................................... 9 

 

 

 



3 

National Due Diligence Services 

1. SUBJECT PROPERTY

1.1 Property Address: 

1.2 City, County, State: 

1.3 Assessor Parcel Number: 

1.4 Year Built: 

2900 Albert Road 

Okeechobee, Osceola County, FL 

033234000000150000 
103234000000150000  
113234000000140000  
033234000000100000  
023234000000300000 
113234000000130000 

1950 

2. EXISTING LAND USE

Agriculture Pasture 

3. ZONING DISTRICT AND PERMITTED USE

3.1 Zoning Jurisdiction: Osceola County 

3.2 Zoning District: (AC)- Agricultural/(PID)-Planned  
Industrial Developments District  

3.3 Date of Existing Ordinance: Adopted 2019; amended 2024 
3.4 Is the Current Use Permitted? Yes; per section 3.5.1, the current 

use is permitted by right . 
Is the existing use conforming? YES 

4. ADJACENT ZONING

North: (AC)- Agricultural District 

South: (AC)- Agricultural District 

East: (AC)- Agricultural District 

West: (AC)- Agricultural District 

5. PARCEL AREA

18,901,658 square feet = 433.92 acres 
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6. ZONING REQUIREMENTS

Per Table 3.2 (AC)- Agricultural District 

6.1 Building Setback Requirements Required Existing 

Minimum Front from Street: 25’ >25’

Minimum Corner Side: 25’ N/A 

Minimum Interior Side: 20’ >20’

Minimum Rear: 25’ >25’

Does the existing building conform to setback requirements? YES 

6.2 Height Restrictions Required Existing 

Maximum (measured in feet): None stated N/A 

Maximum (number of stories): 3 Stories 1 Story 

Does the existing building conform to height restrictions? YES 

6.3 Area Requirements Required Existing 

Minimum Lot Area:   5 acres  433.92 acres 

Minimum Lot Width (at building line): None stated N/A 

Minimum Lot Frontage (at right-of-way): None stated 6,092.7’ 

Does the existing development conform to area requirements? YES 

6.4 Density Restrictions Required Existing 

Maximum Floor Area Ratio:  None stated   N/A 

Maximum Dwelling Units per Acre:  1 du per 5 acres N/A 

Maximum Lot Coverage (for building): None stated   0.02% 

Does the existing development conform to density restrictions? YES 
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Per PD12-000013 Parcel 033234000000100000, 
023234000000300000 AND 113234000000130000 

6.5 Building Setback Requirements Required Existing 

Minimum Front from Street: 35' N/A 

Minimum Corner Side: 25' N/A 

Minimum Interior Side: 25' N/A 

Minimum Rear: 10' N/A 

Does the existing building conform to setback requirements? YES 

6.6 Height Restrictions Required Existing 

Maximum (measured in feet): 60' 17.0’ 

Maximum (number of stories): None stated 1 Story 

Does the existing building conform to height restrictions? YES 

6.7 Area Requirements Required Existing 

Minimum Lot Area:   20,000 sq ft 433.92 acres 

Minimum Lot Width (at building line): None stated N/A 

Minimum Lot Frontage (at right-of-way): 150' 6,092.7’ 

Does the existing development conform to area requirements? YES 

6.8 Density Restrictions Required Existing 

Maximum Floor Area Ratio:  None stated  N/A 

Maximum Dwelling Units per Acre:  N/A N/A 

Maximum Lot Coverage (for building): 50% N/A 

Does the existing development conform to density restrictions? YES 
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7. PARKING STANDARDS

Per Sec. Table 4.7.8 

7.1 Parking Use Category: Agriculture 

7.2 Parking Space Formula: None stated 

7.3 Parking Space Calculation: N/A 

Required Existing 
0 0 

Existing Parking Space Composition: 0 regular; 0 handicap 

Does the existing development conform to the required parking?  YES 

8. RIGHT TO REBUILD AFTER CASUALTY

Sec. 1.4.2( C)  states: When a nonconforming structure is damaged or deteriorated by more 
than fifty (50) percent of the assessed value of the structure, as determined by the County 
Property Appraiser, such structure shall not be rebuilt except in compliance with all the 
requirements of this Code. For the purposes of this section value shall be determined prior to 
the damage occurring. If not more than fifty (50) percent of the structure is damaged, the 
owner shall have one (1) year from the date of damage to obtain the appropriate permits to 
repair the structure without having to rebuild or repair in accordance with the requirements of 
this Code. 

9. CONDEMNATION PROCEEDINGS

None cited. 

10. CODE VIOLATIONS

No open zoning, building, or fire code violations; see attached confirmation under Exhibit E.
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11. CERTIFICATE OF OCCUPANCY

Not available. The absence of a copy of the Certificate of Occupancy on file with the 
municipality does  constitute a violation and will give rise to enforcement action.

12. SITE PLAN

Not available. 

13. SPECIAL PERMITS

None.

14. ADDITIONAL COMMENTS

None. 
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15. INFORMATION SOURCES 

 

Municipal Official: 
Tim Anger  
Senior Zoning Specialist  
Department of Zoning  
Osceola County  
407-742-0276 
 

Survey Prepared By: 
American Surveying & Mapping, Inc.  
Job Number: 2522925– 54847 
Field Work Completed:2/23/2025 
407-426-7979  
 

NDDS Staff: 
Kendra Nelson  
Senior Zoning Analyst  
National Due Diligence Services 
221 Circle Drive, Maitland, FL 32751 
407-426-7979 
 
 
 
 
 
 
 
 

 

The findings in this Zoning Report were obtained by National Due Diligence Services staff from a variety 
of sources, including but not limited to municipal/county codes, professional land surveys, title 
commitments, county assessor records, building and planning department records and municipal/county 
staff interviews.  The independent conclusions represent our professional judgement based on the 
information and data available to us during the preparation of this report. The contents of the Zoning 
Report is subject to our Zoning Scope of Work (click on hyperlink to access copy). 

- National Due Diligence Services 

 

This report was prepared by Kendra Nelson . Questions may be directed to Devin Moscovitz by 
 email at devin@nddservices.com. Please reference NDDS site number 2522925– 54847. 

 

 

 

 

 

 

 

https://nationalduediligenceservices.com/wp-content/uploads/2022/04/Scope-of-Work.pdf
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16. EXHIBITS – TABLE OF CONTENTS 

 

A. Lot Configuration 

B. Zoning Map 

C. Zoning Map Legend  

D. Zoning Verification Letter 

E. Code Violations 

F. Certificate of Occupancy  

G. Site Plan 

H. Permits, Variances & Resolutions 

I. Zoning Ordinance 
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Exhibit A – Lot Configuration 
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Exhibit B – Zoning Map 

 



12 

National Due Diligence Services 

Exhibit C – Zoning Map Legend 
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Exhibit D – Zoning Verification Letter 

SEE BELOW  



 

 
 

1 Courthouse Square, Suite 1400 
Kissimmee, FL 34741 
osceola.org 

DEPARTMENT OF 
COMMUNITY 
DEVELOPMENT 
 
 
O: 407-742-0200 
F: 407-742-0206 
 
 
Raymond C. Stangle P.E. 
Administrator 
 
 
Mahmoud Najda P.E. 
Deputy Administrator 
 
 
Brian K. Brown 
Deputy Administrator 
 
 
Kelly Haddock 
Assistant Administrator 
 
 
Ismael Castro 
Building Official 
 
 
Sandy Bean 
Business Solutions & 
Operations Support 
Director 
 
 
Stephen Wood 
Customer Care Director 
 
 
Mahmoud Najda P.E. 
Acting Development 
Review Director 
 
 
Cori M. Carpenter, 
LEED® GA 
Planning, Zoning & 
Design Director 
 
 

 

 

Sent to Email: omccullum@nddservices.com 
   

 
February 7, 2025 
 
 
Ottie McCullum 
National Due Diligence Services 
221 Circle Drive 
Maitland, FL 32751 
 
 
Re: Property described as – 2900 Albert Rd, Okeechobee, FL 34972 
       Parcel #033234000000150000 

 
  

Dear Applicant: 
 
 
The above referenced property is located in an AC District (Agricultural 
Development and Conservation) (AC) zoning district and within a Mixed Use 
future land use classification on the Future Land Use Map 2040 (FLUM) 
governed by the Osceola County Comprehensive Plan. The property lies 
outside the Urban Growth Boundary (UGB). 
 
We appreciate the opportunity to be of service. If you need further assistance, 
please feel free to contact me.  
 
 
Respectfully,  

Tim Anger  
Tim Anger 
Senior Zoning Specialist 
Tim.Anger@osceola.org 
407-742-0276 
 

 

 

 Zoning Verification Letter Parcel # 33234000000150000 



 

 
 

1 Courthouse Square, Suite 1400 
Kissimmee, FL 34741 
osceola.org 

DEPARTMENT OF 
COMMUNITY 
DEVELOPMENT 
 
 
O: 407-742-0200 
F: 407-742-0206 
 
 
Raymond C. Stangle P.E. 
Administrator 
 
 
Mahmoud Najda P.E. 
Deputy Administrator 
 
 
Brian K. Brown 
Deputy Administrator 
 
 
Kelly Haddock 
Assistant Administrator 
 
 
Ismael Castro 
Building Official 
 
 
Sandy Bean 
Business Solutions & 
Operations Support 
Director 
 
 
Stephen Wood 
Customer Care Director 
 
 
Mahmoud Najda P.E. 
Acting Development 
Review Director 
 
 
Cori M. Carpenter, 
LEED® GA 
Planning, Zoning & 
Design Director 
 
 

 

 

Sent to Email: omccullum@nddservices.com 
   

 
February 7, 2025 
 
 
Ottie McCullum 
National Due Diligence Services 
221 Circle Drive 
Maitland, FL 32751 
 
 
Re: Property described as – 0 Kenansville Rd, Okeechobee, FL 34972 
       Parcel #103234000000150000 

 
  

Dear Applicant: 
 
 
The above referenced property is located in an AC District (Agricultural 
Development and Conservation) (AC) zoning district and within a Mixed Use 
future land use classification on the Future Land Use Map 2040 (FLUM) 
governed by the Osceola County Comprehensive Plan. The property lies 
outside the Urban Growth Boundary (UGB). 
 
We appreciate the opportunity to be of service. If you need further assistance, 
please feel free to contact me.  
 
 
Respectfully,  

Tim Anger  
Tim Anger 
Senior Zoning Specialist 
Tim.Anger@osceola.org 
407-742-0276 
 

 

 

 Zoning Verification Letter Parcel # 103234000000150000 



 

 
 

1 Courthouse Square, Suite 1400 
Kissimmee, FL 34741 
osceola.org 

DEPARTMENT OF 
COMMUNITY 
DEVELOPMENT 
 
 
O: 407-742-0200 
F: 407-742-0206 
 
 
Raymond C. Stangle P.E. 
Administrator 
 
 
Mahmoud Najda P.E. 
Deputy Administrator 
 
 
Brian K. Brown 
Deputy Administrator 
 
 
Kelly Haddock 
Assistant Administrator 
 
 
Ismael Castro 
Building Official 
 
 
Sandy Bean 
Business Solutions & 
Operations Support 
Director 
 
 
Stephen Wood 
Customer Care Director 
 
 
Mahmoud Najda P.E. 
Acting Development 
Review Director 
 
 
Cori M. Carpenter, 
LEED® GA 
Planning, Zoning & 
Design Director 
 
 

 

 

Sent to Email: omccullum@nddservices.com 
   

 
February 7, 2025 
 
 
Ottie McCullum 
National Due Diligence Services 
221 Circle Drive 
Maitland, FL 32751 
 
 
Re: Property described as – 0 Kenansville Rd, Okeechobee, FL 34972 
       Parcel #113234000000140000 

 
  

Dear Applicant: 
 
 
The above referenced property is located in an AC District (Agricultural 
Development and Conservation) (AC) zoning district and within a Mixed Use 
future land use classification on the Future Land Use Map 2040 (FLUM) 
governed by the Osceola County Comprehensive Plan. The property lies 
outside the Urban Growth Boundary (UGB). 
 
We appreciate the opportunity to be of service. If you need further assistance, 
please feel free to contact me.  
 
 
Respectfully,  

Tim Anger  
Tim Anger 
Senior Zoning Specialist 
Tim.Anger@osceola.org 
407-742-0276 
 

 

 

 Zoning Verification Letter Parcel # 113234000000140000 



 

 
 

1 Courthouse Square, Suite 1400 
Kissimmee, FL 34741 
osceola.org 

DEPARTMENT OF 
COMMUNITY 
DEVELOPMENT 
 
 
O: 407-742-0200 
F: 407-742-0206 
 
 
Raymond C. Stangle P.E. 
Administrator 
 
 
Mahmoud Najda P.E. 
Deputy Administrator 
 
 
Brian K. Brown 
Deputy Administrator 
 
 
Kelly Haddock 
Assistant Administrator 
 
 
Ismael Castro 
Building Official 
 
 
Sandy Bean 
Business Solutions & 
Operations Support 
Director 
 
 
Stephen Wood 
Customer Care Director 
 
 
Mahmoud Najda P.E. 
Acting Development 
Review Director 
 
 
Cori M. Carpenter, 
LEED® GA 
Planning, Zoning & 
Design Director 
 
 

 

 

Sent to Email: omccullum@nddservices.com 
   

 
February 7, 2025 
 
 
Ottie McCullum 
National Due Diligence Services 
221 Circle Drive 
Maitland, FL 32751 
 
 
Re: Property described as – 5151 S Kenansville Rd, Okeechobee, FL 
34972 
Parcel #033234000000100000 

 
  

Dear Applicant: 
 
 
The above referenced property is located in a Planned Development (PD) 
zoning district and within a Mixed Use future land use classification on the 
Future Land Use Map 2040 (FLUM) governed by the Osceola County 
Comprehensive Plan. The property lies outside the Urban Growth Boundary 
(UGB). 
 
We appreciate the opportunity to be of service. If you need further assistance, 
please feel free to contact me.  
 
 
Respectfully,  

Tim Anger  
Tim Anger 
Senior Zoning Specialist 
Tim.Anger@osceola.org 
407-742-0276 
 

 

 

 Zoning Verification Letter Parcel # 033234000000100000 



 

 
 

1 Courthouse Square, Suite 1400 
Kissimmee, FL 34741 
osceola.org 

DEPARTMENT OF 
COMMUNITY 
DEVELOPMENT 
 
 
O: 407-742-0200 
F: 407-742-0206 
 
 
Raymond C. Stangle P.E. 
Administrator 
 
 
Mahmoud Najda P.E. 
Deputy Administrator 
 
 
Brian K. Brown 
Deputy Administrator 
 
 
Kelly Haddock 
Assistant Administrator 
 
 
Ismael Castro 
Building Official 
 
 
Sandy Bean 
Business Solutions & 
Operations Support 
Director 
 
 
Stephen Wood 
Customer Care Director 
 
 
Mahmoud Najda P.E. 
Acting Development 
Review Director 
 
 
Cori M. Carpenter, 
LEED® GA 
Planning, Zoning & 
Design Director 
 
 

 

 

Sent to Email: omccullum@nddservices.com 
   

 
February 7, 2025 
 
 
Ottie McCullum 
National Due Diligence Services 
221 Circle Drive 
Maitland, FL 32751 
 
 
Re: Property described as – 0 Kenansville Rd, Okeechobee, FL 34972 
Parcel #023234000000300000 

 
  

Dear Applicant: 
 
 
The above referenced property is located in a Planned Development (PD) 
zoning district and within a Mixed Use future land use classification on the 
Future Land Use Map 2040 (FLUM) governed by the Osceola County 
Comprehensive Plan. The property lies outside the Urban Growth Boundary 
(UGB). 
 
We appreciate the opportunity to be of service. If you need further assistance, 
please feel free to contact me.  
 
 
Respectfully,  

Tim Anger  
Tim Anger 
Senior Zoning Specialist 
Tim.Anger@osceola.org 
407-742-0276 
 

 

 

 Zoning Verification Letter Parcel # 023234000000300000 



 

 
 

1 Courthouse Square, Suite 1400 
Kissimmee, FL 34741 
osceola.org 

DEPARTMENT OF 
COMMUNITY 
DEVELOPMENT 
 
 
O: 407-742-0200 
F: 407-742-0206 
 
 
Raymond C. Stangle P.E. 
Administrator 
 
 
Mahmoud Najda P.E. 
Deputy Administrator 
 
 
Brian K. Brown 
Deputy Administrator 
 
 
Kelly Haddock 
Assistant Administrator 
 
 
Ismael Castro 
Building Official 
 
 
Sandy Bean 
Business Solutions & 
Operations Support 
Director 
 
 
Stephen Wood 
Customer Care Director 
 
 
Mahmoud Najda P.E. 
Acting Development 
Review Director 
 
 
Cori M. Carpenter, 
LEED® GA 
Planning, Zoning & 
Design Director 
 
 

 

 

Sent to Email: omccullum@nddservices.com 
   

 
February 7, 2025 
 
 
Ottie McCullum 
National Due Diligence Services 
221 Circle Drive 
Maitland, FL 32751 
 
 
Re: Property described as – 0 Kenansville Rd, Okeechobee, FL 34972 
Parcel #113234000000130000 

 
  

Dear Applicant: 
 
 
The above referenced property is located in a Planned Development (PD) 
zoning district and within a Mixed Use future land use classification on the 
Future Land Use Map 2040 (FLUM) governed by the Osceola County 
Comprehensive Plan. The property lies outside the Urban Growth Boundary 
(UGB). 
 
We appreciate the opportunity to be of service. If you need further assistance, 
please feel free to contact me.  
 
 
Respectfully,  

Tim Anger  
Tim Anger 
Senior Zoning Specialist 
Tim.Anger@osceola.org 
407-742-0276 
 

 

 

 Zoning Verification Letter Parcel # 113234000000130000 
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Exhibit E – Code Violations 

SEE BELOW  



1

Ottie McCullum

From: Kim Whitfield (Osceola County Board of County Commissioners) 
<OsceolaCounty@request.justfoia.com>

Sent: Thursday, January 23, 2025 2:15 PM
To: Ottie McCullum
Subject: BOCC-2025-90

In response to BOCC-2025-90, the appropriate departments are working on your request. 

According to the Office of the Fire Marshal, they do not have Fire Inspection Records for one-and-
two family dwellings and Pastureland. 

We encourage you to visit Osceola Permits and create an account to view and/or request permits, open 
violations, Certificate(s) of Occupancy and other record details related to the address in question. 

Documents for this request, if available, can also be found at OC Documents Public Access. You can 
type the permit number/address/Sheet File Name into the search box, and all of the documents will 
come up in the center of the page for you to click and review. 

We no longer take code search and/or building permit search requests via email. For Code and Permit 
searches in writing, including lien payoff amounts, please log in to Osceola Permits. Once logged in, go 
to Enforcement and select Enter new request, then select requests. 

BAC request (permit) $25 fee 
Lien verification (code) $100 fee 

For hazardous spills, environmental concerns, solid waste violations, etc. please contact the Florida 
DEP. 

Please contact the Florida Department of Health FDH PRR regarding septic tanks 
Sheryl.ulery@flhealth.com. 

The Orange County Environmental Protection Agency conducts all of our permitting and inspections for 
underground storage tanks. Public records for Storage Tank systems are maintained in Occulus, which is 
maintained by FDEP, or a request can be submitted to the Orange County Storage Tank Program. Their 
contact number is 407-836-1400. Petroleum Storage and Management (orangecountyfl.net) 

Per County Resolution No. 21-066R: There will be a $10.00 minimum initial fee for the first 15 minutes. 
Any research above and beyond the first 15 minutes will be $20.00 per hour. This fee includes, but is not 
limited to, copies of certificates of occupancy, copies of the site plan, copies of permits, etc. Depending 
on the time and amount of research involved, the charge for research may be higher than $100.00. We 
cannot guarantee the availability of all files requested. 

  

 You don't often get email from osceolacounty@request.justfoia.com. Learn why this is important   



February 03, 2025

PARCEL# 023234000000300000

To Whom It May Concern;

 
In response to your request, as of 2/3/202511:26:52AM, research of the Code 
Enforcement records finds the following liens and/or violations on the above 
mentioned property: 

DEPARTMENT OF 
COMMUNITY 
DEVELOPMENT

Code Enforcement 
Office

Currently there are no pending or active Code Enforcement liens attached to 

this parcel at this time.

If we can be of further assistance, please do not hesitate to contact the Code 
Enforcement Office at lien@osceola.org or 407-742-0400. 

Sincerely,

Ilse Jensen

Code Enforcement Staff
Osceola County Community Development

This information is not intended for guaranteeing or insuring title to any property 
and should not be relied upon in lieu of a search of the Official Records of Osceola 
County, Florida maintained by the Osceola County Clerk of Courts.

Page 1 of 1



February 03, 2025

PARCEL# 033234000000100000

To Whom It May Concern;

 
In response to your request, as of 2/3/202511:22:47AM, research of the Code 
Enforcement records finds the following liens and/or violations on the above 
mentioned property: 

DEPARTMENT OF 
COMMUNITY 
DEVELOPMENT

Code Enforcement 
Office

Currently there are no pending or active Code Enforcement liens attached to 

this parcel at this time.

If we can be of further assistance, please do not hesitate to contact the Code 
Enforcement Office at lien@osceola.org or 407-742-0400. 

Sincerely,

Ilse Jensen

Code Enforcement Staff
Osceola County Community Development

This information is not intended for guaranteeing or insuring title to any property 
and should not be relied upon in lieu of a search of the Official Records of Osceola 
County, Florida maintained by the Osceola County Clerk of Courts.

Page 1 of 1



January 28, 2025

PARCEL# 033234000000150000

To Whom It May Concern;

 
In response to your request, as of 1/28/2025 7:00:22AM, research of the Code 
Enforcement records finds the following liens and/or violations on the above 
mentioned property: 

RE:2900 ALBERT RD, OKEECHOBEE, FL 34972

DEPARTMENT OF 
COMMUNITY 
DEVELOPMENT

Code Enforcement 
Office

Currently there are no pending or active Code Enforcement liens attached to 

this parcel at this time.

If we can be of further assistance, please do not hesitate to contact the Code 
Enforcement Office at lien@osceola.org or 407-742-0400. 

Sincerely,

Code Enforcement Staff
Osceola County Community Development

This information is not intended for guaranteeing or insuring title to any property 
and should not be relied upon in lieu of a search of the Official Records of Osceola 
County, Florida maintained by the Osceola County Clerk of Courts.

Page 1 of 1



January 28, 2025

PARCEL# 103234000000150000

To Whom It May Concern;

 
In response to your request, as of 1/28/2025 7:00:25AM, research of the Code 
Enforcement records finds the following liens and/or violations on the above 
mentioned property: 

DEPARTMENT OF 
COMMUNITY 
DEVELOPMENT

Code Enforcement 
Office

Currently there are no pending or active Code Enforcement liens attached to 

this parcel at this time.

If we can be of further assistance, please do not hesitate to contact the Code 
Enforcement Office at lien@osceola.org or 407-742-0400. 

Sincerely,

Code Enforcement Staff
Osceola County Community Development

This information is not intended for guaranteeing or insuring title to any property 
and should not be relied upon in lieu of a search of the Official Records of Osceola 
County, Florida maintained by the Osceola County Clerk of Courts.

Page 1 of 1



February 03, 2025

PARCEL# 113234000000130000

To Whom It May Concern;

 
In response to your request, as of 2/3/202511:28:54AM, research of the Code 
Enforcement records finds the following liens and/or violations on the above 
mentioned property: 

DEPARTMENT OF 
COMMUNITY 
DEVELOPMENT

Code Enforcement 
Office

Currently there are no pending or active Code Enforcement liens attached to 

this parcel at this time.

If we can be of further assistance, please do not hesitate to contact the Code 
Enforcement Office at lien@osceola.org or 407-742-0400. 

Sincerely,

Ilse Jensen

Code Enforcement Staff
Osceola County Community Development

This information is not intended for guaranteeing or insuring title to any property 
and should not be relied upon in lieu of a search of the Official Records of Osceola 
County, Florida maintained by the Osceola County Clerk of Courts.

Page 1 of 1



January 28, 2025

PARCEL# 113234000000140000

To Whom It May Concern;

In response to your request, as of 1/28/2025 7:00:28AM, research of the Code 
Enforcement records finds the following liens and/or violations on the above 
mentioned property: 

DEPARTMENT OF 
COMMUNITY 
DEVELOPMENT

Code Enforcement 
Office

Currently there are no pending or active Code Enforcement liens attached to 

this parcel at this time.

If we can be of further assistance, please do not hesitate to contact the Code 
Enforcement Office at lien@osceola.org or 407-742-0400. 

Sincerely,

Code Enforcement Staff
Osceola County Community Development

This information is not intended for guaranteeing or insuring title to any property 
and should not be relied upon in lieu of a search of the Official Records of Osceola 
County, Florida maintained by the Osceola County Clerk of Courts.

Page 1 of 1
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Exhibit F – Certificate of Occupancy

NONE
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Exhibit G – Site Plan

NOT AVAILABLE 
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Exhibit H – Permits, Variances & Resolutions

SEE BELOW



07/02/2012

1

Planned Development

PD12-00013
Yeehaw Transportation & Distribution  Center PD

Planning Commission 
July 12, 2012

Presented by: 
Tina Demostene, AICP

Principal Planner 

Applicant: K. Dan Shalloway, P.E.

Owner:  Yeehaw Ranch, LLC.

Acreage: Approximately 205 acres

Location:  Southwest of the Florida Turnpike, east of U.S. 
Highway 441, and north of State Road 60

Request: Approval of a Planned Development zoning district to
allow a mixed use industrial park in the Yeehaw
Transportation Distribution Center and to extend the
date of the Planned Development expiration by three
(3) additional years for a total of five (5) years.
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SUMMARY
Request: Approval of a Planned Development zoning district to

allow a mixed use industrial park in the Yeehaw
Transportation Distribution Center and to extend the date
of the Planned Development expiration by three (3)
additional years for a total of five (5) years.

Requested Action: Approve PD12-00013 to change the zoning to 
PD subject to Special Conditions

Staff Recommendation: Approval subject to Special Conditions 
(DRC 06/20/12)

STAFF IS AVAILABLE FOR QUESTIONS

PD12-00013
Yeehaw Transportation & Distribution Center PD

Special Conditions are recommended:  
1. This approval shall supersede PD09‐00002; however, this approval

shall reaffirm the Yeehaw Transportation & Distribution Center PD
Narrative and Concept Plan dated "REVISED MAR 03 2010" that was
previously approved under PD09‐00002.

2. Communication towers shall require Conditional Use approval.
3. Adult Entertainment shall be compliant with ORD 93‐9, as may be

amended from time to time.
4. All targeted industry uses identified in the Industry Clusters Analysis

dated May 2012, which are not specifically identified in the PD
Narrative, shall also be permitted uses in their associated
commercial or industrial use category.

PD12-00013
Yeehaw Transportation & Distribution Center PD
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Special Conditions are recommended:  
5. A traffic impact analysis addressing site access, and the impacts to

area roadway segments and intersections, including but not limited
to the intersection of US 441 at SR 60, shall be submitted and
approved prior to EIP submittal. The applicant will be responsible
for the design, permitting, and construction of all necessary
improvements as identified in the approved traffic impact analysis.

6. The applicant has elected to defer capacity reservation. Therefore,
the applicant will provide a Final Concurrency Application, including
a letter of service intent and adequate capacity at the appropriate
level of service, or lack thereof, to serve the proposed development,
from the utility provider for water and sewer at the time of the
Engineering Improvement Plan Submittal. Prior to receiving
Engineering Improvement Plan (Final Development Order) approval
for this project, a positive concurrency evaluation is required.

PD12-00013
Yeehaw Transportation & Distribution Center PD

7

Special Conditions are recommended:  
7. Six‐foot wide sidewalks shall be constructed along all internal

roadway frontages within the Commercial and Residential land uses
in order to provide internal connectivity within the planned
development.

8. Per Yeehaw Transportation Distribution Center Policies in the Future
Land Use Element, monitoring of employee housing shall be
performed before development in excess of 750,000 square feet of
warehousing and distribution receives certificates of occupancy and
again before a cumulative total of 1.2 million square feet of
warehousing and distribution space receive certificates of occupancy.
Each EIP submittal shall include a running tally of prior EIP approvals,
CO’s, and their cumulative totals.

9. Plants for the production and distribution of concrete and masonry
products are prohibited.

PD12-00013
Yeehaw Transportation & Distribution Center PD

8



07/02/2012

5

9

STAFF IS AVAILABLE FOR QUESTIONS



07/02/2012

1

Planned Development

PD12-00013
Yeehaw Transportation & Distribution  Center PD

Board of County Commissioners
July 16, 2012

Presented by: 
Tina Demostene, AICP

Principal Planner 

Applicant: K. Dan Shalloway, P.E.

Owner:  Yeehaw Ranch, LLC.

Acreage: Approximately 205 acres

Location:  Southwest of the Florida Turnpike, east of U.S. 
Highway 441, and north of State Road 60

Request: Approval of a Planned Development zoning district to
allow a mixed use industrial park in the Yeehaw
Transportation Distribution Center and to extend the
date of the Planned Development expiration by three
(3) additional years for a total of five (5) years.
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SUMMARY
Request: Approval of a Planned Development zoning district to allow a

mixed use industrial park in the Yeehaw Transportation
Distribution Center and to extend the date of the Planned
Development expiration by three (3) additional years for a total
of five (5) years.

Requested Action: Approve PD12-00013 to change the zoning to 
Planned Development subject to Special Conditions

Staff Recommendation: Approval subject to Special Conditions 
(DRC 06/20/12)

Planning Commission 
Recommendation: Approval subject to Special Conditions 

(PC 07/12/12)

STAFF IS AVAILABLE FOR QUESTIONS

PD12-00013
Yeehaw Transportation & Distribution Center PD

Special Conditions are recommended:  
1. This approval shall supersede PD09‐00002; however, this approval

shall reaffirm the Yeehaw Transportation & Distribution Center PD
Narrative and Concept Plan dated "REVISED MAR 03 2010" that was
previously approved under PD09‐00002.

2. Communication towers shall require Conditional Use approval.
3. Adult Entertainment shall be compliant with ORD 93‐9, as may be

amended from time to time.
4. All targeted industry uses identified in the Industry Clusters Analysis

dated May 2012, which are not specifically identified in the PD
Narrative, shall also be permitted uses in their associated
commercial or industrial use category.

PD12-00013
Yeehaw Transportation & Distribution Center PD
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Special Conditions are recommended:  
5. A traffic impact analysis addressing site access, and the impacts to

area roadway segments and intersections, including but not limited
to the intersection of US 441 at SR 60, shall be submitted and
approved prior to EIP submittal. The applicant will be responsible
for the design, permitting, and construction of all necessary
improvements as identified in the approved traffic impact analysis.

6. The applicant has elected to defer capacity reservation. Therefore,
the applicant will provide a Final Concurrency Application, including
a letter of service intent and adequate capacity at the appropriate
level of service, or lack thereof, to serve the proposed development,
from the utility provider for water and sewer at the time of the
Engineering Improvement Plan Submittal. Prior to receiving
Engineering Improvement Plan (Final Development Order) approval
for this project, a positive concurrency evaluation is required.

PD12-00013
Yeehaw Transportation & Distribution Center PD

7

Special Conditions are recommended:  
7. Six‐foot wide sidewalks shall be constructed along all internal

roadway frontages within the Commercial and Residential land uses
in order to provide internal connectivity within the planned
development.

8. Per Yeehaw Transportation Distribution Center Policies in the Future
Land Use Element, monitoring of employee housing shall be
performed before development in excess of 750,000 square feet of
warehousing and distribution receives certificates of occupancy and
again before a cumulative total of 1.2 million square feet of
warehousing and distribution space receive certificates of occupancy.
Each EIP submittal shall include a running tally of prior EIP approvals,
CO’s, and their cumulative totals.

9. Plants for the production and distribution of concrete and masonry
products are prohibited.

PD12-00013
Yeehaw Transportation & Distribution Center PD
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Findings 
  
In its review of the 
proposed application, 
staff has determined: 
 
1. The request is 

consistent with the 
GOPs of the Osceola 
County 2025 
Comprehensive 
Plan. 
 

2. The request is 
compliant with all 
applicable 
requirements of the 
Osceola County 
Land Development 
Code. 

 
3. The request is 

compatible with 
surrounding uses. 

 
 
 
 

STRATEGIC PLAN 2012: 
The proposed Planned Development is consistent with the County’s Strategic plan 
in that transportation, distribution and logistics (TDL) uses have been identified as a 
strength for Osceola County Economic Development and a major component of all 
five targeted industry clusters in the May 2012 Industry Cluster Study.  These uses 
are consistent with the Strategic Plan 2012 in that they will Grow and Diversify the 
County's Economy.   

PROJECT DESCRIPTION: 
The intent of this application is to approve the Yeehaw Transportation & 
Distribution Center Planned Development and to extend the expiration date of the 
Planned Development by three (3) additional years for a total of five (5) years.  

The applicant has submitted the PD Narrative and Concept Plan that was previously 
approved for this site under PD09-00002.  There are no proposed changes to the 
previously approved Planned Development Narrative for PD09-00002, which was 
approved by the Board of County Commissioners on July 12, 2010 and which will 
expire July 12, 2012.  The 2009 PD Narrative is being included as part of this 
request and being re-affirmed as the approved PD.  Pursuant to Chapter 14.24 I, the 
expiration date of the Planned Development will be established as two years after 
the Board of County Commissioners approval, unless subsequent development 
application is approved and acted upon.  Based on the use being identified as a 
targeted industry and the current market, the applicant has requested that the 
expiration date established in the LDC be extended by an additional three (3) years, 
for a total of five (5) years after Board approval.  If the additional three (3) year 
extension of the expiration date is approved by the Board of County Commissioners 
at their meeting on July 16, 2012, the new expiration date for PD12-00013 will be 
July 16, 2017. 

The development program within the Planned Development remains unchanged 
with from the previously approved PD and is illustrated below.   
 

Use Maximum Development 
Program 

Commercial  30,000 sq. ft. 

Warehousing & Distribution 1,200,000 sq. ft. 

Light Industrial 150,000 sq. ft. 

Utilities 3 Acres 

Conservation 25 acres 

 

The following attachments are included as supporting documentation for the 
proposed request: 

Attachment A:  Planned Development documents, including the PD Application 
and PD Narrative and Concept Plan. 

Attachment B: Support documentation from the School District of Osceola County 
(SDOC) and site photo documentation. 
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BACKGROUND: 
The Yeehaw Transportation Distribution Center policies in the Comprehensive Plan 
were established in the 2007 Comprehensive Plan as Goal 4:  Yeehaw Distribution 
Center to take advantage of the strategic location offered by Yeehaw Junction by 
encouraging the development of a transportation-related distribution center that can 
efficiently serve the needs of the state’s metropolitan areas while providing 
employment opportunities within the southeastern part of Osceola County.  The 
policies facilitate a mixture of warehouse/distribution, light industrial, commercial, 
residential, conservation and utility uses within the Yeehaw Transportation District.  
The policies further establish standards for provision of public facilities and 
infrastructure as well as requirements for preservation of environmentally sensitive 
areas.  On February 1, 2010 Osceola County approved CPA09-0004 via ORD10-03, 
which included modifications to FLUE Policy 4.2.1 and 4.2.13 of the Yeehaw 
Transportation & Distribution Center Goal 4 in the Future Land Use Element of the 
Comprehensive Plan, which increased allowable warehouse/distribution allocations 
from 1,200,000 to 2,000,000 and modified criteria review of external trips on 
adjacent roadways.   

The 205-acre Yeehaw Transportation & Distribution Center Planned Development 
(PD09-00002) was approved by the Board of County Commissioners on July 12, 
2010.  The PD allows for a mixture of commercial uses, warehouse and distribution 
uses, as well as a number of industrial uses, including utilities.  The PD includes 
development criteria for each type of use.  The Yeehaw Transportation & 
Distribution Center Planned Development includes a large portion of the 400+ acre 
Yeehaw Transportation Distribution Center as defined in the Comprehensive Plan, 
but does not cover the entire land area, nor does it encumber all of the available 
development program established in the Comprehensive Plan.  As the applicant has 
not obtained approvals for Conceptual Development Plan (CDP) or Engineering 
Improvement Plan (EIP) within two years of the date of approval of the preliminary 
concept plan or the approval will become void on July 12, 2012.    

In 1998, the County approved a temporary Conditional Use (CU98-00051), which 
allowed for the construction and operation of a temporary asphalt plant for a period 
of operation of two (2) years.  The PD Narrative does not incorporate this use as a 
permitted use.  A condition of approval was added to PD09-00002 to prohibit the 
use.  This condition is being brought forward with PD12-00013. 

The applicant has been working closely with the Economic Development 
Department to market their property, but is not prepared to submit Subdivision or 
Engineering Improvements Plans that would vest the uses in their Planned 
Development; therefore, they have requested approval of PD12-00013 to secure the 
uses in the Planned Development and to allow additional time to market the 
property for new commercial and industrial development.  The application notes 
that the property owner has been working closely with the Osceola County 
Economic Development Department to find job creating user for the center, 
however, due to the general economic climate, have been unable to locate a user.  
The application further notes that the pace of industrial development is beginning to 
pick up and that the extension of this PD would allow the County to maintain an 
inventory of large, ready-to-go industrial zone properties that can attract job 
creators.  PD12-00013 is intended to reestablish the Planned Development Zoning 
and replace the expired PD as well as extend the PD for a total of five (5) years. 
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The subject property has a Future Land Use Designation of Mixed Use and a 
Planned Development Zoning Designation.  The Goal 4 of the Comprehensive Plan 
outlines the desired development program for the Yeehaw Transportation & 
Distribution Center—the existing PD is consistent with the allowable development 
program.  The Planned Development Narrative includes development standards 
including lot coverage, lot size, setbacks, building heights, buffering, landscape, as 
well as parking standards.  This PD proposed no changes to the previously approved 
development standards that were approved as part of PD09-00002.  The following 
table summarizes adjacent future land use designations, zoning districts and existing 
uses: 
 

Direction of 
Adjacency 

Future Land Use 
Designation Zoning Existing  

Use 

North Rural/Agricultural, Rural 
Settlement, and Commercial AC and RMH Vacant Pastureland 

East Rural Agriculture AC Vacant Pastureland 
South Mixed Use AC Vacant Pastureland 

West Rural/Agricultural, Mixed 
Use, Rural Settlement AC and R-1M Vacant Pastureland 

 

The uses proposed in the Yeehaw Transportation District Planned Development, 
which are unchanged since the 2009 approval, remain consistent and compatible 
with the surrounding zoning districts, Future Land Use designations and existing 
uses.  

 

Wetlands:  According to the existing approved PD, there exist approximately 25 
acres of wetlands within the PD. The three significant wetlands areas have been 
designated as conservation on the PD Concept Plan, which will be preserved by 
dedication to the Yeehaw Transportation & Distribution Center Property Owners 
Association.  Any future expansions or development that may impact these 
wetlands will be required to demonstrate compliance with applicable local, state, or 
federal permitting and mitigation requirements. 

Soils & Minerals:  According to the Map 6A: Soils and Minerals of the Future Land 
Use Map Series, the proper has a variety of soil types, including Placid Fine Sand, 
Samsula Muck, Basinger Fine Sand (Depressional), Smyrna Fine Sand, Immokalee 
Fine Sand, Myakka Fine Sand, Cassia Fine Sand, Paola Sand (0-5% Slopes), 
Satellite Sand, and Pompano Fine Sand.  Site development plans will address 
appropriate engineering based on the type of soils where development will occur. 

Floodplain:  According to Map 4A: Floodplains of the Future Land Use Map Series, 
a small portion of land in the northeast corner and the southeast corner of the 
property are within the 100 year floodplain—these areas coincide with the wetland 
areas that are proposed for preservation on the PD Concept Plan.  Any impacts to 
the floodplain will be compensated for through the proposed stormwater 
management system with the Engineering Improvement Plans. 
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JUSTIFICATION/ TECHNICAL ANALYSIS: 
1.  Consistency with the Osceola County Comprehensive Plan 

In preparing the recommendation staff reviewed the proposed Planned 
Development for consistency with the Goals Objectives and Policies of the 
Osceola County 2025 Comprehensive Plan.  

Future Land Use Element Policy 1.1.4: Future Land Use Map (FLUM); 
relationship to zoning map  
In determining consistency with the Future Land Use Map, considerations such 
as land use compatibility, location, availability and capacity of services and 
facilities, market demand, and environmental features were addressed.  The land 
uses, densities, and intensities in the Planned Development are consistent with the 
densities and intensities established in the Yeehaw Distribution Center GOPs.  

Future Land Use Element Goal 4:  Yeehaw Distribution Center 
The County shall take advantage of the strategic location offered by Yeehaw 
Junction by encouraging the development of a Transportation-related distribution 
center that can efficiently serve the needs of the state’s metropolitan areas while 
providing employment opportunities within the southeastern part of the County.    

Excerpts from the Yeehaw Transportation distribution Center Objectives and 
Policies (GOPs) are provided below which outline the project consistency 
with the Osceola County Comprehensive Plan. 

Policy 4.1.1:  Yeehaw Transportation Distribution Center (YTDC). 
Development of the Yeehaw Transportation Distribution Center shall be in 
accordance with the following: 
• All development must be submitted as a Planned Development;  
• The total overlay area must consist of lands that are adjacent to each other and 

total no less than 400 acres;  
• All development must meet or exceed the adopted level of service standards 

for Osceola County, and  
• All permanent development will use central water and sewer services. 

Objective 4.2:  Development Standards  
Development within the Yeehaw Transportation Distribution Center Overlay will 
consist of a mix of land uses that provides an opportunity to achieve an integrated 
balance between transportation related uses, commercial uses and residential uses. 

Policy 4.2.1:  YTDC mix and distribution of land uses. 
The following mix and distribution of land uses shall be allowed:  

a. Warehouse/Distribution  2,000,000 sq. ft.  
b. Light Industrial  200,000 sq. ft. 
c. Commercial       50,000 sq. ft.   
d. Residential       630 du    
e. Conservation        74 acres* 
f. Utilities        10 acres  

 * Final Conservation acreage subject to field verification and wetland determination. 

Policy 4.2.3: YTDC public facilities. 
Public facilities and utilities required to serve the needs of the businesses, 
employees and residents may be allowed within the Overlay.  They shall be 
sized and built consistent with the demands generated by the approved mix and 
amount of land use activity.  
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Policy 4.2.4:  YTDC housing. 
The Yeehaw Transportation Distribution Center shall include on site housing 
units that are affordable to 50% of the employees of the Yeehaw Transportation 
Distribution Center, unless a reasonable demonstration is made that comparably 
priced housing is located within a 20 minute, 10 mile travel distance from the 
Yeehaw Transportation Distribution Center.  Monitoring on the provision of this 
housing shall be performed before development in excess of 750,000 square feet 
of warehouse/distribution space receives certificates of occupancy, and again 
before a cumulative total of 1.2 million square feet of warehouse/distribution 
space receives certificates of occupancy.  For the purposes of this policy, the 
issuance of residential building permits shall constitute provided housing.  The 
ECFRPC Affordable Housing Methodology shall be used as a “reasonable 
demonstration” for showing that off-site housing is available as well as the means 
for monitoring the provision of on-site affordable housing.  

Policy 4.2.5:  YTDC stormwater. 
All regionally significant wetlands within the jurisdiction of the SJRWMD shall 
be retained and may be incorporated into the stormwater management system in 
such a manner as to maintain current or restore historic hydro periods and wildlife 
values.  

Policy 4.2.6:  YTDC preservation areas. 
The wetlands systems, upland buffers, other conservation tracts and mitigation 
areas shall be regarded as preservation areas for the purpose of protecting their 
natural attributes and shall have their developmental uses restricted by 
conservation easement as provided in Florida Statutes.  Easements shall be 
conveyed to the St. John River Water Management District, the Florida 
Department of Environmental Protection, Osceola County or any other 
organization dedicated to conservation.  Passive recreation facilities such as, but 
not limited to boardwalks, trails, educational displays and other similar uses are 
permitted land uses within these preservation areas. 

Policy 4.2.7:  YTDC Conservation land uses. 
The boundaries of the Conservation land use area may be adjusted to be consistent 
with wetland jurisdictional lines determined by the SJRWMD and other 
jurisdictional lines as may be determined by other agencies of jurisdiction.  In 
such cases, land initially presumed but later determined not to be classified as 
wetland will take on the land use category assigned to the upland portion of the 
adjacent development site.  

Policy 4.2.8:  YTDC containment: hazardous materials management. 
Containment measures such as impervious paving, collection basins and spill 
response equipment will be used during construction and operation for 
warehousing/distribution uses to assure that all potentially hazardous materials are 
properly stored and controlled so that ground and surface waters are protected 
from contamination. 

Management Plans shall be submitted to Osceola County for all hazardous 
materials users, producer and sellers.  Hazardous materials 
management/containment plans, for projects intended to serve hazardous material 
users, producers, and sellers shall be prepared in accordance with all government 
and industry standards and submitted for review with the Planned Development 
and approved prior to the issuance of any related building permits.  



   7 
 

Policy 4.2.9:  YTDC water and wastewater services. 
Water and wastewater services shall be located and provided on-site by the 
developer as part of the Planned Development approval process.  Such services 
shall meet all applicable level of service standards established by Osceola County 
and shall be limited to lands associated with the Yeehaw Transportation.  

Policy 4.2.10:  YTDC: design and construction of water and sanitary sewer system. 
The developer shall design and construct the potable water system and sanitary 
sewer system in accordance with the ordinances and rules of the Toho Water 
Authority in place at the time of construction.  Once constructed and all applicable 
fees paid, the water treatment and distribution system and the sewage treatment 
collection facilities shall be owned and operated by Toho Water Authority.  These 
systems shall require the issuance of all permits including any required CUP from 
the St. John’s Water Management District.  Furthermore, these systems shall be 
subject to the requirement of the Natural Resource Utilization Land Use as 
defined by Policies 1.3.37 through 1.3.39, inclusive  

Policy 4.2.12:  YTDC: internal trip capture. 
Development within the Yeehaw Transportation Distribution Center shall be 
internally interconnected to promote the internal capture of trips.  Pedestrian ways 
and bicycle lanes shall be provided within the Overlay area where such facilities 
can provide appropriate and safe alternatives to automotive travel, given the heavy 
truck traffic that is expected within the site.  

Policy 4.2.13:  YTDC: external traffic. 
Development of the Yeehaw Transportation Distribution Center shall not 
overburden the public highway system and shall comply with applicable Osceola 
County transportation concurrency and other transportation management 
programs. No new net trips shall be allowed onto the public highway system 
unless consistent with adopted LOS for the adjacent road network. 

Policy 4.2.14:  YTDC: roadway LOS deficiencies. 
Should Osceola County identify any deficiency in level of service standards on 
the public roadway system caused by any phase of the development within the 
Yeehaw Transportation Distribution Center, the developer shall be responsible to 
resolve the lack of available capacity by implementing any of the following 
mechanisms or combination thereof:  

a. Fund and/or construct 100 percent of the necessary improvement.  
b. Withdraw any phase of development and wait for sufficient capacity to 

become available through the continued implementation of a Capital 
Improvement Plan. 

c. Reduce the density or intensity of a phase of development to accommodate 
available capacity at the adopted level of service standard.  

d. Receive approval to a request to expedite an improvement listed in the Capital 
improvement Element. 

e. Meet with the County Planning and Engineering staff and establish an 
equitable Concurrency Roadway Deficiency agreement to address the funding 
or capacity improvements of the deficient roadway segment(s) necessary to 
provide sufficient capacity for the proposed development. 

The project will be required to meet the requirements of all of the objectives and 
policies established under Future Land Use Element Goal 4:  Yeehaw Distribution 
Center. 
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2.  Compliant with the Land Development Code  
In preparing the recommendation staff reviewed the proposed Planned 
Development for compliance with the Osceola County Land Development Code 
(LDC).  The PD was found to be compliant with the Land Development Code 
when it was reviewed and approved in July 2010.  The PD proposes to reaffirm 
the original PD Narrative and Master Plan with no changes.  

Land Development Code, Chapter 14, Section 14.24 A 
The previously approved Planned Development, which was approved in 2010, 
remains compliant with the Purpose and Intent of a Planned Development as outlined 
in Section 14.24 A of the Osceola County Land Development Code (LDC) in that it 
allows implementation of flexible design guidelines that depart from conventional 
straight zoning standards in order to provide a fully integrated, quality development. 

Land Development Code, Chapter 14, Section 14.24 B (3) 
The planned industrial development district is intended for the development of 
industrial and business parks; however, supporting non-industrial uses including 
eating establishments or supporting commercial uses may also be permitted when 
complimentary to, compatible with, and integrated into a planned park. These special 
uses shall be reviewed by the Planning Official to determine whether they are 
complimentary and compatible with the PID prior to approval of the concept plan. 

Land Development Code, Chapter 2, Section 2.5 C (1) 
The previously approved Planned Development Narrative and Concept Plan, which 
were approved in 2010, remain complaint with Section 2.5 C (1) of the Osceola 
County Land Development Code (LDC), which defines criteria for reviewing and 
evaluation the PD for compatibility.   The PD is unchanged and remains complaint 
and compatible.  The criteria are outlined below. 

a.  Whether there exists an error or ambiguity which must be corrected. No 
ambiguity or error exists, which needs correction; however extension of the 
Planned Development will further the intent of facilitating distribution center 
in Southeast Osceola County. 

b.  Whether there exist changed or changing conditions which make 
approval of a proposed application appropriate.  PD09-00002 did not 
move forward with physical development due to current market conditions.  
This PD requests an additional three (3) year extension, for a total of five (5) 
years, to continue to market the property for new development.  Staff supports 
the request for extended expiration date based on the current slow absorption 
of industrial uses and the May 2012 Industry Cluster Study which identified a 
need for Transportation, Distribution and Logistics (TDL) uses to support the 
County’s strategic goal to grow and diversity the County’s economy. 

c.  The impact of a proposed change on the intent of the Ordinance. The 
proposed PD does not change land uses, densities, intensities, or development 
standards of the previously approved Planned Development and does not 
negatively impact the intent of the Ordinance.  

d.  The relevant testimony of any applicant. See attached Application and PD 
Narrative in Attachment A.  

e.  The recommendation of staff. The project was reviewed by the 
Development Review Committee on 06/20/12.  
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f.  The relevant testimony of the public. The public will be provided the 
opportunity to provide comments at the public hearings.  

g.  Whether a proposed land use change is consistent with the goals, 
objectives, policies, and intent of the Comprehensive Plan. The proposed 
PD is consistent with the goals, objectives, policies, and intent of the 
Comprehensive Plan as established in Section 1 of this Staff Report.  

h.  Whether a proposed land use change meets or exceeds all performance 
and location standards set forth for the proposed use. The proposed PD 
does not propose any change to the previously approved performance and 
locational requirements established in the original PD.  The PD continues to 
meet or exceed the performance and location standards set forth for a PD in 
Chapter 14 of the Osceola County LDC. Development standards are outlined 
in the PD narrative, which is included in Attachment A.  

i.  Whether urban services, as defined in the Comprehensive Plan, are, or 
will be, available and adequate to serve a proposed land use change, 
when proposing a change to a land use category.  Urban services such as 
water, solid waste and site drainage are addressed in the PD.  Water and solid 
waste will be provided via coordination with Toho Water Authority.  The 
proposed PD will not change, nor effect existing proposed urban services.  

j.  Whether a proposed land use change is consistent with the densities, 
intensities, and general uses set forth in the Comprehensive Plan. The 
proposed PD will not result in any increased densities or intensities and is 
consistent with the densities, intensities and general uses set forth in the 
Osceola County Comprehensive Plan 2025 Future Land Use Element.  

k.  Whether a proposed land use change will protect, conserve or preserve 
environmentally critical areas and natural resources. The PD addresses 
three existing wetlands for onsite preservation.  The narrative states that no 
threatened or endangered species have been identified on site.  The proposed 
PD will not affect any critical areas or natural resources.  Any issues 
regarding vegetation, wetlands and wildlife will be further addressed through 
the permitting and construction process and will be required to meet the 
standards established for the Yeehaw Distribution Center in the Future Land 
Uses Element of the Comprehensive Plan.  

l.  Whether a proposed land use change will be compatible with existing or 
planned uses and not cause damage, hazard, nuisance, or other 
detriment to persons or property. The proposed change to date of the 
expiration of the PD has no impact on the permitted uses and will not cause 
damage, hazard, nuisance or other detriment to persons or property.  

m.  Whether the location of a proposed land use change places an undue 
burden upon existing transportation by streets with the capacity to carry 
traffic generated by the development. The proposed changes do not 
increase the maximum intensity or density of the PD; therefore there is no 
increase in the traffic that was previously generated by PD09-00002. The 
applicant shall be responsible for all mitigation as determined by the 
approved traffic impact analysis as outlined in the conditions approval and 
the Land Development Code.   

n.  Whether a requested use will be in compliance with all applicable 
general provisions and supplemental regulations pertaining to the use, as 
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set forth elsewhere in this Ordinance. The existing PD (PD09-00002) and 
the proposed PD (PD12-00013) are in compliance all applicable general 
provisions and supplemental regulations pertaining to the use, as set forth 
elsewhere in this Ordinance.  Future land development applications will be 
reviewed to ensure compliance with applicable regulations not specifically 
outlined in this staff report. 

o. Whether a proposed change is to rectify errors on the official zoning 
map. With regards to this PD, no error exists on the official zoning map.  

Impacts to Adopted Levels of Service 
Future development applications for the site will be required to undergo 
technical review and meet all Land Development Code and related level of 
service standards for the provision of public facilities and services.  Following 
approval of the PD application, an Engineering Improvement Plan (EIP) shall be 
required to address upgrades to the property, including access, parking, drainage 
and utilities.   
School Capacity:  This Planned Development proposes no changes to residential 
units or the development program; therefore, there are no additional impacts on 
public schools. See Attachment B for the School District’s Adequate Capacity 
Analysis.  
Potable Water & Sanitary Sewer:  According to the PD Narrative, the Toho Water 
Authority (TWA) will be the water and wastewater provider for the project.  The 
irrigation needs of the project will utilize reuse water as the primary water source.Per 
letter received in 2009, TWA will be the water, irrigation and sewer services provider 
for this project 
Transportation:  The applicant proposes their primary access to the PD to remain 
onto US 441/S. Kenansville Road.  Conditions of approval have been 
established to ensure compliance with transportation LOS.  PD09-00002 did not 
reserve capacity for any of the development program. 

Analysis of the previous conditions of approval for PD09-00002.  
Prior Special Conditions of approval from PD09-00002 were analyzed as part of 
the technical analysis to determine if they were still applicable to be carried 
forward with the new Planned Development, PD12-00013.  Conditions that 
were satisfied or are no longer needed are proposed to be deleted.  Conditions 
that are still applicable are proposed brought forward and/or revised to be 
consistent with this request.  The final proposed Special Conditions are included 
in the staff recommendation. 

1. The following Specifications for Detailed Concept Plan will be deferred to 
the EIP stage of development: 
a. Existing ground surfaces and proposed elevations, base flood elevation 

and subsurface conditions; (LDC §14.24.H.b) 
b. Proposed pavement type; (LDC §14.24.H.d) 
c. Proposed water distribution and sanitary sewer layout; (LDC 

§14.24.H.e, FLUE Policy 4.2.10) 
d. General site lighting plan; (LDC §14.24.H.f) 
This condition is covered within the Land Development Code; therefore is 
not necessary to be brought forward with the PD and should be deleted.  

2. A traffic impact analysis addressing site access, and the impacts to area 
roadway segments and intersections, including but not limited to the 
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intersection of US 441 at SR 60, shall be submitted and approved prior to 
EIP submittal.  The applicant will be responsible for the design, permitting, 
and construction of all necessary improvements as identified in the 
approved traffic impact analysis.  
This condition shall be brought forward with PD12-00013. 

3. The applicant has elected to defer capacity reservation for an 800,000 
square foot distribution center, 100,000 SF Transportation Related Industry 
uses, 10,000 SF Truck Stop and 5,000 SF Fast Food uses. Therefore, the 
applicant will provide a Final Concurrency Application, including a letter 
of service intent and adequate capacity at the appropriate level of service, or 
lack thereof, to serve the proposed development, from the utility provider 
for water and sewer at the time of the Engineering Improvement Plan 
Submittal.  Prior to receiving Engineering Improvement Plan (Final 
Development Order) approval for this project, a positive concurrency 
evaluation is required.  
This condition shall be brought forward with PD12-00013 with revisions to 
be consistent with development program and the Concurrency Application. 

4. Six-foot wide sidewalks shall be constructed along all internal roadway 
frontage within the Commercial and Residential land uses in order to 
provide internal connectivity within the planned development. 
This condition shall be brought forward with PD12-00013. 

5. TWA will be the water, irrigation and sewer services provider for this 
project, per the letter received from TWA. 
This condition is covered within the Land Development Code; therefore is 
not necessary to be brought forward the PD and should be deleted. 

6. Any necessary permits will need to be obtained from the SJRWMD. 
This condition is covered within the Land Development Code and Florida 
Statutes; therefore is not necessary to be brought forward the PD and 
should be deleted. 

7. Per FLUE Policy 4.2.4, monitoring of employee housing shall be performed 
before development in excess of 750,000 square feet of warehousing and 
distribution receives certificates of occupancy and again before a 
cumulative total of 1.2 million square feet of warehousing and distribution 
space receive certificates of occupancy. 
This Condition is covered by the Future Land Use Element of the 
Comprehensive Plan but is a good reminder to the applicant of his 
monitoring requirements; therefore, shall be brought forward with this PD 
in modified form to provide current policy reference. 

8. Prohibition of plants for the production and distribution of concrete and 
masonry products.    
This condition shall be brought forward with the PD. 

Development Review Committee Informational Comments (06/20/12): 

a. The narrative calls out cell towers as a permitted use, please be advised, 
that while the use is permitted, the location and siting standards will need to 
be addressed through a separate conditional use application as outlined in 
the Land Development Code (LDC).  Zoning recommends that a condition 
of approval be added to clarify cell tower requirements. 
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b. Please note that the Adult Entertainment may only be allowed under 
Ordinance 93-9, as may be amended from time to time.  These uses will 
only be allowed in areas identified for industrial use and subject to 
requirements in ORD 93-9. Zoning recommends that a condition of 
approval be added to clarify accurate adult entertainment requirements. 

c. Pending approval by the Board of County Commissioners at their meeting 
on July 16, 2012, the new expiration date for the Planned Development will 
be July 16, 2017. 

d. PD09-00002 did not reserve capacity for any of the development program. 

e. Per letter received in 2009, TWA will be the water, irrigation and sewer 
services provider for this project 

 
RECOMMENDATION AND REQUESTED ACTION: 
Approval of PD12-00013 to establish a Planned Development zoning district to 
allow a mixed use industrial park in the Yeehaw Transportation Distribution Center 
and to extend the date of the Planned Development expiration by three (3) 
additional years for a total of five (5) years.  The Special Conditions recommended 
by the Development Review Committee at their meeting on June 20, 2012 are 
provided below. 

1. This approval shall supersede PD09-00002; however, this approval shall 
reaffirm the Yeehaw Transportation & Distribution Center PD Narrative 
and Concept Plan dated "REVISED MAR 03 2010" that was previously 
approved under PD09-00002.   

2. Communication towers shall require Conditional Use approval. 

3. Adult Entertainment shall be compliant with ORD 93-9, as may be 
amended from time to time. 

4. All targeted industry uses identified in the Industry Clusters Analysis dated 
May 2012, which are not specifically identified in the PD Narrative, shall 
also be permitted uses in their associated commercial or industrial use 
category. 

5. A traffic impact analysis addressing site access, and the impacts to area 
roadway segments and intersections, including but not limited to the 
intersection of US 441 at SR 60, shall be submitted and approved prior to 
EIP submittal.  The applicant will be responsible for the design, permitting, 
and construction of all necessary improvements as identified in the 
approved traffic impact analysis.  

6. The applicant has elected to defer capacity reservation. Therefore, the 
applicant will provide a Final Concurrency Application, including a letter 
of service intent and adequate capacity at the appropriate level of service, 
or lack thereof, to serve the proposed development, from the utility 
provider for water and sewer at the time of the Engineering Improvement 
Plan Submittal.  Prior to receiving Engineering Improvement Plan (Final 
Development Order) approval for this project, a positive concurrency 
evaluation is required.  
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7. Six-foot wide sidewalks shall be constructed along all internal roadway 
frontages within the Commercial and Residential land uses in order to 
provide internal connectivity within the planned development. 

8. Per Yeehaw Transportation Distribution Center Policies in the Future Land 
Use Element, monitoring of employee housing shall be performed before 
development in excess of 750,000 square feet of warehousing and 
distribution receives certificates of occupancy and again before a 
cumulative total of 1.2 million square feet of warehousing and distribution 
space receive certificates of occupancy.  Each EIP submittal shall include a 
running tally of prior EIP approvals, CO’s, and their cumulative totals. 

9. Plants for the production and distribution of concrete and masonry products 
are prohibited.    

 
ATTACHMENTS: 
Attachment A - Planned Development Documents  

 Application date-stamped “RECEIVED MAY 23, 2012” 

 PD Narrative date-stamped, “REVISED MAR 03 2010”  

 PD Concept Plan date-stamped, “REVISED MAR 03 2010”  

 

Attachment B - Supporting Documentation 

 School District of Osceola County School Capacity Report  

 Site Photo Documentation  
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CSA:  9 – St. Cloud Page 1 of 1 May 31, 2012 
HRCS – 39.88 miles SA: 405 (Rev. 05.14.12) 
SCMS  48.85 miles 
HRHS  39.07 miles  

SCHOOL CAPACITY REPORT 
The School District of Osceola County 

Planning Services Department 
 

 
SDOC CASE # 12-05.29   TRS#:  PD12-00013    Current FLU:  Mixed Use as outlined in Goal 4,  

Yeehaw Distribution Center Overlay 
         Requested FLU: 
PROJECT NAME:  Yeehaw Transportation & Distribution Center - PID       
         Current Zoning:  AC 
PROJECT LOCATION: 2900 Albert Road, Yeehaw Junction  Requested Zoning:     
       
COMMENTS DUE DATE:  June 4, 2012  PID#:  03-32-34-0000-0010-0000, 02-32-34-0000-0030-0000,  

11-32-34-0000-9918-0000, -0013-0000 
 
 
 
 
 
 
 
 

No Impact on Public Schools 



Site Photo Documentation 
 

  
 Kenansville Road & Albert Street looking NE  Sign at Entrance (Albert Street & Kenansville Road) 

 

  
Kenansville Road & Albert looking East  

 

  
Kenansville Road & Albert looking South   Albert Street looking NW toward Kenansville Road 



 

It
P
Ye
&
Pl
 

Ty
Pl
D
 

A
K
fo
 

L
So
Tu
H
of
 

C
5 
 

Pr
Ti
 

R
A
su
C
 

R
O
Co
th
 

 

07/16/

tem Numbe
PD12-00

eehaw Transp
& Distribution

lanned Devel

ype of Appli
lanned Indust
evelopment  

Applicant & O
K. Dan Shallow
or Yeehaw Ra

ocation 
outhwest of th
urnpike, east o

Highway 441, a
f State Road 6

ommission D
- Fred Hawki

roject Plann
ina Demosten

Requested Act
Approve PD12
ubject to Spec
onditions  

Recommendat
n 07/12/12 the
ommission wi

his request. 

 

/12 

r 
0013 

portation 
 Center 

lopment  

cation 
trial 

Owner  
way, P.E. 
anch, LLC 

he Florida 
of U.S. 
and north 
60 

District 
ins 

er 
ne, AICP 

tion 
2-00013, 
cial 

tion 
e Planning 
ill consider 

 

 

I
T
a
e
f
g
o
 

P
N
h
p
h
h

Boar

 

ITEM SU
The applican
a mixed use 
extend the d
for a total 
generally loc
of U.S. High

PUBLIC 
Notice of p
hearing.  Pro
prior to the p
have been r
hearings. 

O
rd of 

1

UMMARY
nt requests a
industrial p

date of the Pl
of five (5) 
cated in sout

hway 441 (Ke

NOTICE
ublic hearin
operty owner
public hearin
received. Or

Osceo
Coun

1 Courthou
Kissim

40

Y:  
approval of 
ark in the Y
lanned Deve
years.  Th

theast Osceo
enansville Ro

E: 
ng is publish
rs within 300
ng. As of the
ral and writ

 

ola C
nty C
use Square,
mmee, FL 
07-742-020

 

a Planned D
Yeehaw Trans
elopment exp
he property 
ola County, so
oad), and nor

hed in the O
0 feet of the 
e date of this
tten commen

ounty
Comm

, Suite 110
34741 
00 

Development
sportation D
piration by t
is approxim
outhwest of t
rth of State R

Orlando Sen
 subject prop
s report, no 
nts may be 

y  
missio

00 

t zoning dist
Distribution C
three (3) add

mately 205 
the Florida T

Road 60. 

ntinel prior t
perty are not
oral or writt
presented a

oners

 

trict to allow
Center and to
ditional year
acres and i

Turnpike, eas

to the publi
tified by mai
en comment
at the publi

w 
o 
s 
s 

st 

c 
il 
ts 
c 



   2 
 

 
Findings 
  
In its review of the 
proposed application, 
staff has determined: 
 
1. The request is 

consistent with the 
GOPs of the Osceola 
County 2025 
Comprehensive 
Plan. 
 

2. The request is 
compliant with all 
applicable 
requirements of the 
Osceola County 
Land Development 
Code. 

 
3. The request is 

compatible with 
surrounding uses. 

 
 
 
 

STRATEGIC PLAN 2012: 
The proposed Planned Development is consistent with the County’s Strategic plan 
in that transportation, distribution and logistics (TDL) uses have been identified as a 
strength for Osceola County Economic Development and a major component of all 
five targeted industry clusters in the May 2012 Industry Cluster Study.  These uses 
are consistent with the Strategic Plan 2012 in that they will Grow and Diversify the 
County's Economy.   

PROJECT DESCRIPTION: 
The intent of this application is to approve the Yeehaw Transportation & 
Distribution Center Planned Development and to extend the expiration date of the 
Planned Development by three (3) additional years for a total of five (5) years.  

The applicant has submitted the PD Narrative and Concept Plan that was previously 
approved for this site under PD09-00002.  There are no proposed changes to the 
previously approved Planned Development Narrative for PD09-00002, which was 
approved by the Board of County Commissioners on July 12, 2010 and which will 
expire July 12, 2012.  The 2009 PD Narrative is being included as part of this 
request and being re-affirmed as the approved PD.  Pursuant to Chapter 14.24 I, the 
expiration date of the Planned Development will be established as two years after 
the Board of County Commissioners approval, unless subsequent development 
application is approved and acted upon.  Based on the use being identified as a 
targeted industry and the current market, the applicant has requested that the 
expiration date established in the LDC be extended by an additional three (3) years, 
for a total of five (5) years after Board approval.  If the additional three (3) year 
extension of the expiration date is approved by the Board of County Commissioners 
at their meeting on July 16, 2012, the new expiration date for PD12-00013 will be 
July 16, 2017. 

The development program within the Planned Development remains unchanged 
with from the previously approved PD and is illustrated below.   
 

Use Maximum Development 
Program 

Commercial  30,000 sq. ft. 

Warehousing & Distribution 1,200,000 sq. ft. 

Light Industrial 150,000 sq. ft. 

Utilities 3 Acres 

Conservation 25 acres 

 

The following attachments are included as supporting documentation for the 
proposed request: 

Attachment A:  Planned Development documents, including the PD Application 
and PD Narrative and Concept Plan. 

Attachment B: Support documentation from the School District of Osceola County 
(SDOC) and site photo documentation. 
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BACKGROUND: 
The Yeehaw Transportation Distribution Center policies in the Comprehensive Plan 
were established in the 2007 Comprehensive Plan as Goal 4:  Yeehaw Distribution 
Center to take advantage of the strategic location offered by Yeehaw Junction by 
encouraging the development of a transportation-related distribution center that can 
efficiently serve the needs of the state’s metropolitan areas while providing 
employment opportunities within the southeastern part of Osceola County.  The 
policies facilitate a mixture of warehouse/distribution, light industrial, commercial, 
residential, conservation and utility uses within the Yeehaw Transportation District.  
The policies further establish standards for provision of public facilities and 
infrastructure as well as requirements for preservation of environmentally sensitive 
areas.  On February 1, 2010 Osceola County approved CPA09-0004 via ORD10-03, 
which included modifications to FLUE Policy 4.2.1 and 4.2.13 of the Yeehaw 
Transportation & Distribution Center Goal 4 in the Future Land Use Element of the 
Comprehensive Plan, which increased allowable warehouse/distribution allocations 
from 1,200,000 to 2,000,000 and modified criteria review of external trips on 
adjacent roadways.   

The 205-acre Yeehaw Transportation & Distribution Center Planned Development 
(PD09-00002) was approved by the Board of County Commissioners on July 12, 
2010.  The PD allows for a mixture of commercial uses, warehouse and distribution 
uses, as well as a number of industrial uses, including utilities.  The PD includes 
development criteria for each type of use.  The Yeehaw Transportation & 
Distribution Center Planned Development includes a large portion of the 400+ acre 
Yeehaw Transportation Distribution Center as defined in the Comprehensive Plan, 
but does not cover the entire land area, nor does it encumber all of the available 
development program established in the Comprehensive Plan.  As the applicant has 
not obtained approvals for Conceptual Development Plan (CDP) or Engineering 
Improvement Plan (EIP) within two years of the date of approval of the preliminary 
concept plan or the approval will become void on July 12, 2012.    

In 1998, the County approved a temporary Conditional Use (CU98-00051), which 
allowed for the construction and operation of a temporary asphalt plant for a period 
of operation of two (2) years.  The PD Narrative does not incorporate this use as a 
permitted use.  A condition of approval was added to PD09-00002 to prohibit the 
use.  This condition is being brought forward with PD12-00013. 

The applicant has been working closely with the Economic Development 
Department to market their property, but is not prepared to submit Subdivision or 
Engineering Improvements Plans that would vest the uses in their Planned 
Development; therefore, they have requested approval of PD12-00013 to secure the 
uses in the Planned Development and to allow additional time to market the 
property for new commercial and industrial development.  The application notes 
that the property owner has been working closely with the Osceola County 
Economic Development Department to find job creating user for the center, 
however, due to the general economic climate, have been unable to locate a user.  
The application further notes that the pace of industrial development is beginning to 
pick up and that the extension of this PD would allow the County to maintain an 
inventory of large, ready-to-go industrial zone properties that can attract job 
creators.  PD12-00013 is intended to reestablish the Planned Development Zoning 
and replace the expired PD as well as extend the PD for a total of five (5) years. 
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The subject property has a Future Land Use Designation of Mixed Use and a 
Planned Development Zoning Designation.  The Goal 4 of the Comprehensive Plan 
outlines the desired development program for the Yeehaw Transportation & 
Distribution Center—the existing PD is consistent with the allowable development 
program.  The Planned Development Narrative includes development standards 
including lot coverage, lot size, setbacks, building heights, buffering, landscape, as 
well as parking standards.  This PD proposed no changes to the previously approved 
development standards that were approved as part of PD09-00002.  The following 
table summarizes adjacent future land use designations, zoning districts and existing 
uses: 
 

Direction of 
Adjacency 

Future Land Use 
Designation Zoning Existing  

Use 

North Rural/Agricultural, Rural 
Settlement, and Commercial AC and RMH Vacant Pastureland 

East Rural Agriculture AC Vacant Pastureland 
South Mixed Use AC Vacant Pastureland 

West Rural/Agricultural, Mixed 
Use, Rural Settlement AC and R-1M Vacant Pastureland 

 

The uses proposed in the Yeehaw Transportation District Planned Development, 
which are unchanged since the 2009 approval, remain consistent and compatible 
with the surrounding zoning districts, Future Land Use designations and existing 
uses.  

 

Wetlands:  According to the existing approved PD, there exist approximately 25 
acres of wetlands within the PD. The three significant wetlands areas have been 
designated as conservation on the PD Concept Plan, which will be preserved by 
dedication to the Yeehaw Transportation & Distribution Center Property Owners 
Association.  Any future expansions or development that may impact these 
wetlands will be required to demonstrate compliance with applicable local, state, or 
federal permitting and mitigation requirements. 

Soils & Minerals:  According to the Map 6A: Soils and Minerals of the Future Land 
Use Map Series, the proper has a variety of soil types, including Placid Fine Sand, 
Samsula Muck, Basinger Fine Sand (Depressional), Smyrna Fine Sand, Immokalee 
Fine Sand, Myakka Fine Sand, Cassia Fine Sand, Paola Sand (0-5% Slopes), 
Satellite Sand, and Pompano Fine Sand.  Site development plans will address 
appropriate engineering based on the type of soils where development will occur. 

Floodplain:  According to Map 4A: Floodplains of the Future Land Use Map Series, 
a small portion of land in the northeast corner and the southeast corner of the 
property are within the 100 year floodplain—these areas coincide with the wetland 
areas that are proposed for preservation on the PD Concept Plan.  Any impacts to 
the floodplain will be compensated for through the proposed stormwater 
management system with the Engineering Improvement Plans. 
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JUSTIFICATION/ TECHNICAL ANALYSIS: 
1.  Consistency with the Osceola County Comprehensive Plan 

In preparing the recommendation staff reviewed the proposed Planned 
Development for consistency with the Goals Objectives and Policies of the 
Osceola County 2025 Comprehensive Plan.  

Future Land Use Element Policy 1.1.4: Future Land Use Map (FLUM); 
relationship to zoning map  
In determining consistency with the Future Land Use Map, considerations such 
as land use compatibility, location, availability and capacity of services and 
facilities, market demand, and environmental features were addressed.  The land 
uses, densities, and intensities in the Planned Development are consistent with the 
densities and intensities established in the Yeehaw Distribution Center GOPs.  

Future Land Use Element Goal 4:  Yeehaw Distribution Center 
The County shall take advantage of the strategic location offered by Yeehaw 
Junction by encouraging the development of a Transportation-related distribution 
center that can efficiently serve the needs of the state’s metropolitan areas while 
providing employment opportunities within the southeastern part of the County.    

Excerpts from the Yeehaw Transportation distribution Center Objectives and 
Policies (GOPs) are provided below which outline the project consistency 
with the Osceola County Comprehensive Plan. 

Policy 4.1.1:  Yeehaw Transportation Distribution Center (YTDC). 
Development of the Yeehaw Transportation Distribution Center shall be in 
accordance with the following: 
• All development must be submitted as a Planned Development;  
• The total overlay area must consist of lands that are adjacent to each other and 

total no less than 400 acres;  
• All development must meet or exceed the adopted level of service standards 

for Osceola County, and  
• All permanent development will use central water and sewer services. 

Objective 4.2:  Development Standards  
Development within the Yeehaw Transportation Distribution Center Overlay will 
consist of a mix of land uses that provides an opportunity to achieve an integrated 
balance between transportation related uses, commercial uses and residential uses. 

Policy 4.2.1:  YTDC mix and distribution of land uses. 
The following mix and distribution of land uses shall be allowed:  

a. Warehouse/Distribution  2,000,000 sq. ft.  
b. Light Industrial  200,000 sq. ft. 
c. Commercial       50,000 sq. ft.   
d. Residential       630 du    
e. Conservation        74 acres* 
f. Utilities        10 acres  

 * Final Conservation acreage subject to field verification and wetland determination. 

Policy 4.2.3: YTDC public facilities. 
Public facilities and utilities required to serve the needs of the businesses, 
employees and residents may be allowed within the Overlay.  They shall be 
sized and built consistent with the demands generated by the approved mix and 
amount of land use activity.  
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Policy 4.2.4:  YTDC housing. 
The Yeehaw Transportation Distribution Center shall include on site housing 
units that are affordable to 50% of the employees of the Yeehaw Transportation 
Distribution Center, unless a reasonable demonstration is made that comparably 
priced housing is located within a 20 minute, 10 mile travel distance from the 
Yeehaw Transportation Distribution Center.  Monitoring on the provision of this 
housing shall be performed before development in excess of 750,000 square feet 
of warehouse/distribution space receives certificates of occupancy, and again 
before a cumulative total of 1.2 million square feet of warehouse/distribution 
space receives certificates of occupancy.  For the purposes of this policy, the 
issuance of residential building permits shall constitute provided housing.  The 
ECFRPC Affordable Housing Methodology shall be used as a “reasonable 
demonstration” for showing that off-site housing is available as well as the means 
for monitoring the provision of on-site affordable housing.  

Policy 4.2.5:  YTDC stormwater. 
All regionally significant wetlands within the jurisdiction of the SJRWMD shall 
be retained and may be incorporated into the stormwater management system in 
such a manner as to maintain current or restore historic hydro periods and wildlife 
values.  

Policy 4.2.6:  YTDC preservation areas. 
The wetlands systems, upland buffers, other conservation tracts and mitigation 
areas shall be regarded as preservation areas for the purpose of protecting their 
natural attributes and shall have their developmental uses restricted by 
conservation easement as provided in Florida Statutes.  Easements shall be 
conveyed to the St. John River Water Management District, the Florida 
Department of Environmental Protection, Osceola County or any other 
organization dedicated to conservation.  Passive recreation facilities such as, but 
not limited to boardwalks, trails, educational displays and other similar uses are 
permitted land uses within these preservation areas. 

Policy 4.2.7:  YTDC Conservation land uses. 
The boundaries of the Conservation land use area may be adjusted to be consistent 
with wetland jurisdictional lines determined by the SJRWMD and other 
jurisdictional lines as may be determined by other agencies of jurisdiction.  In 
such cases, land initially presumed but later determined not to be classified as 
wetland will take on the land use category assigned to the upland portion of the 
adjacent development site.  

Policy 4.2.8:  YTDC containment: hazardous materials management. 
Containment measures such as impervious paving, collection basins and spill 
response equipment will be used during construction and operation for 
warehousing/distribution uses to assure that all potentially hazardous materials are 
properly stored and controlled so that ground and surface waters are protected 
from contamination. 

Management Plans shall be submitted to Osceola County for all hazardous 
materials users, producer and sellers.  Hazardous materials 
management/containment plans, for projects intended to serve hazardous material 
users, producers, and sellers shall be prepared in accordance with all government 
and industry standards and submitted for review with the Planned Development 
and approved prior to the issuance of any related building permits.  
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Policy 4.2.9:  YTDC water and wastewater services. 
Water and wastewater services shall be located and provided on-site by the 
developer as part of the Planned Development approval process.  Such services 
shall meet all applicable level of service standards established by Osceola County 
and shall be limited to lands associated with the Yeehaw Transportation.  

Policy 4.2.10:  YTDC: design and construction of water and sanitary sewer system. 
The developer shall design and construct the potable water system and sanitary 
sewer system in accordance with the ordinances and rules of the Toho Water 
Authority in place at the time of construction.  Once constructed and all applicable 
fees paid, the water treatment and distribution system and the sewage treatment 
collection facilities shall be owned and operated by Toho Water Authority.  These 
systems shall require the issuance of all permits including any required CUP from 
the St. John’s Water Management District.  Furthermore, these systems shall be 
subject to the requirement of the Natural Resource Utilization Land Use as 
defined by Policies 1.3.37 through 1.3.39, inclusive  

Policy 4.2.12:  YTDC: internal trip capture. 
Development within the Yeehaw Transportation Distribution Center shall be 
internally interconnected to promote the internal capture of trips.  Pedestrian ways 
and bicycle lanes shall be provided within the Overlay area where such facilities 
can provide appropriate and safe alternatives to automotive travel, given the heavy 
truck traffic that is expected within the site.  

Policy 4.2.13:  YTDC: external traffic. 
Development of the Yeehaw Transportation Distribution Center shall not 
overburden the public highway system and shall comply with applicable Osceola 
County transportation concurrency and other transportation management 
programs. No new net trips shall be allowed onto the public highway system 
unless consistent with adopted LOS for the adjacent road network. 

Policy 4.2.14:  YTDC: roadway LOS deficiencies. 
Should Osceola County identify any deficiency in level of service standards on 
the public roadway system caused by any phase of the development within the 
Yeehaw Transportation Distribution Center, the developer shall be responsible to 
resolve the lack of available capacity by implementing any of the following 
mechanisms or combination thereof:  

a. Fund and/or construct 100 percent of the necessary improvement.  
b. Withdraw any phase of development and wait for sufficient capacity to 

become available through the continued implementation of a Capital 
Improvement Plan. 

c. Reduce the density or intensity of a phase of development to accommodate 
available capacity at the adopted level of service standard.  

d. Receive approval to a request to expedite an improvement listed in the Capital 
improvement Element. 

e. Meet with the County Planning and Engineering staff and establish an 
equitable Concurrency Roadway Deficiency agreement to address the funding 
or capacity improvements of the deficient roadway segment(s) necessary to 
provide sufficient capacity for the proposed development. 

The project will be required to meet the requirements of all of the objectives and 
policies established under Future Land Use Element Goal 4:  Yeehaw Distribution 
Center. 
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2.  Compliant with the Land Development Code  
In preparing the recommendation staff reviewed the proposed Planned 
Development for compliance with the Osceola County Land Development Code 
(LDC).  The PD was found to be compliant with the Land Development Code 
when it was reviewed and approved in July 2010.  The PD proposes to reaffirm 
the original PD Narrative and Master Plan with no changes.  

Land Development Code, Chapter 14, Section 14.24 A 
The previously approved Planned Development, which was approved in 2010, 
remains compliant with the Purpose and Intent of a Planned Development as outlined 
in Section 14.24 A of the Osceola County Land Development Code (LDC) in that it 
allows implementation of flexible design guidelines that depart from conventional 
straight zoning standards in order to provide a fully integrated, quality development. 

Land Development Code, Chapter 14, Section 14.24 B (3) 
The planned industrial development district is intended for the development of 
industrial and business parks; however, supporting non-industrial uses including 
eating establishments or supporting commercial uses may also be permitted when 
complimentary to, compatible with, and integrated into a planned park. These special 
uses shall be reviewed by the Planning Official to determine whether they are 
complimentary and compatible with the PID prior to approval of the concept plan. 

Land Development Code, Chapter 2, Section 2.5 C (1) 
The previously approved Planned Development Narrative and Concept Plan, which 
were approved in 2010, remain complaint with Section 2.5 C (1) of the Osceola 
County Land Development Code (LDC), which defines criteria for reviewing and 
evaluation the PD for compatibility.   The PD is unchanged and remains complaint 
and compatible.  The criteria are outlined below. 

a.  Whether there exists an error or ambiguity which must be corrected. No 
ambiguity or error exists, which needs correction; however extension of the 
Planned Development will further the intent of facilitating distribution center 
in Southeast Osceola County. 

b.  Whether there exist changed or changing conditions which make 
approval of a proposed application appropriate.  PD09-00002 did not 
move forward with physical development due to current market conditions.  
This PD requests an additional three (3) year extension, for a total of five (5) 
years, to continue to market the property for new development.  Staff supports 
the request for extended expiration date based on the current slow absorption 
of industrial uses and the May 2012 Industry Cluster Study which identified a 
need for Transportation, Distribution and Logistics (TDL) uses to support the 
County’s strategic goal to grow and diversity the County’s economy. 

c.  The impact of a proposed change on the intent of the Ordinance. The 
proposed PD does not change land uses, densities, intensities, or development 
standards of the previously approved Planned Development and does not 
negatively impact the intent of the Ordinance.  

d.  The relevant testimony of any applicant. See attached Application and PD 
Narrative in Attachment A.  

e.  The recommendation of staff. The project was reviewed by the 
Development Review Committee on 06/20/12.  
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f.  The relevant testimony of the public. The public will be provided the 
opportunity to provide comments at the public hearings.  

g.  Whether a proposed land use change is consistent with the goals, 
objectives, policies, and intent of the Comprehensive Plan. The proposed 
PD is consistent with the goals, objectives, policies, and intent of the 
Comprehensive Plan as established in Section 1 of this Staff Report.  

h.  Whether a proposed land use change meets or exceeds all performance 
and location standards set forth for the proposed use. The proposed PD 
does not propose any change to the previously approved performance and 
locational requirements established in the original PD.  The PD continues to 
meet or exceed the performance and location standards set forth for a PD in 
Chapter 14 of the Osceola County LDC. Development standards are outlined 
in the PD narrative, which is included in Attachment A.  

i.  Whether urban services, as defined in the Comprehensive Plan, are, or 
will be, available and adequate to serve a proposed land use change, 
when proposing a change to a land use category.  Urban services such as 
water, solid waste and site drainage are addressed in the PD.  Water and solid 
waste will be provided via coordination with Toho Water Authority.  The 
proposed PD will not change, nor effect existing proposed urban services.  

j.  Whether a proposed land use change is consistent with the densities, 
intensities, and general uses set forth in the Comprehensive Plan. The 
proposed PD will not result in any increased densities or intensities and is 
consistent with the densities, intensities and general uses set forth in the 
Osceola County Comprehensive Plan 2025 Future Land Use Element.  

k.  Whether a proposed land use change will protect, conserve or preserve 
environmentally critical areas and natural resources. The PD addresses 
three existing wetlands for onsite preservation.  The narrative states that no 
threatened or endangered species have been identified on site.  The proposed 
PD will not affect any critical areas or natural resources.  Any issues 
regarding vegetation, wetlands and wildlife will be further addressed through 
the permitting and construction process and will be required to meet the 
standards established for the Yeehaw Distribution Center in the Future Land 
Uses Element of the Comprehensive Plan.  

l.  Whether a proposed land use change will be compatible with existing or 
planned uses and not cause damage, hazard, nuisance, or other 
detriment to persons or property. The proposed change to date of the 
expiration of the PD has no impact on the permitted uses and will not cause 
damage, hazard, nuisance or other detriment to persons or property.  

m.  Whether the location of a proposed land use change places an undue 
burden upon existing transportation by streets with the capacity to carry 
traffic generated by the development. The proposed changes do not 
increase the maximum intensity or density of the PD; therefore there is no 
increase in the traffic that was previously generated by PD09-00002. The 
applicant shall be responsible for all mitigation as determined by the 
approved traffic impact analysis as outlined in the conditions approval and 
the Land Development Code.   

n.  Whether a requested use will be in compliance with all applicable 
general provisions and supplemental regulations pertaining to the use, as 
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set forth elsewhere in this Ordinance. The existing PD (PD09-00002) and 
the proposed PD (PD12-00013) are in compliance all applicable general 
provisions and supplemental regulations pertaining to the use, as set forth 
elsewhere in this Ordinance.  Future land development applications will be 
reviewed to ensure compliance with applicable regulations not specifically 
outlined in this staff report. 

o. Whether a proposed change is to rectify errors on the official zoning 
map. With regards to this PD, no error exists on the official zoning map.  

Impacts to Adopted Levels of Service 
Future development applications for the site will be required to undergo 
technical review and meet all Land Development Code and related level of 
service standards for the provision of public facilities and services.  Following 
approval of the PD application, an Engineering Improvement Plan (EIP) shall be 
required to address upgrades to the property, including access, parking, drainage 
and utilities.   
School Capacity:  This Planned Development proposes no changes to residential 
units or the development program; therefore, there are no additional impacts on 
public schools. See Attachment B for the School District’s Adequate Capacity 
Analysis.  
Potable Water & Sanitary Sewer:  According to the PD Narrative, the Toho Water 
Authority (TWA) will be the water and wastewater provider for the project.  The 
irrigation needs of the project will utilize reuse water as the primary water source.Per 
letter received in 2009, TWA will be the water, irrigation and sewer services provider 
for this project 
Transportation:  The applicant proposes their primary access to the PD to remain 
onto US 441/S. Kenansville Road.  Conditions of approval have been 
established to ensure compliance with transportation LOS.  PD09-00002 did not 
reserve capacity for any of the development program. 

Analysis of the previous conditions of approval for PD09-00002.  
Prior Special Conditions of approval from PD09-00002 were analyzed as part of 
the technical analysis to determine if they were still applicable to be carried 
forward with the new Planned Development, PD12-00013.  Conditions that 
were satisfied or are no longer needed are proposed to be deleted.  Conditions 
that are still applicable are proposed brought forward and/or revised to be 
consistent with this request.  The final proposed Special Conditions are included 
in the staff recommendation. 

1. The following Specifications for Detailed Concept Plan will be deferred to 
the EIP stage of development: 
a. Existing ground surfaces and proposed elevations, base flood elevation 

and subsurface conditions; (LDC §14.24.H.b) 
b. Proposed pavement type; (LDC §14.24.H.d) 
c. Proposed water distribution and sanitary sewer layout; (LDC 

§14.24.H.e, FLUE Policy 4.2.10) 
d. General site lighting plan; (LDC §14.24.H.f) 
This condition is covered within the Land Development Code; therefore is 
not necessary to be brought forward with the PD and should be deleted.  

2. A traffic impact analysis addressing site access, and the impacts to area 
roadway segments and intersections, including but not limited to the 
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intersection of US 441 at SR 60, shall be submitted and approved prior to 
EIP submittal.  The applicant will be responsible for the design, permitting, 
and construction of all necessary improvements as identified in the 
approved traffic impact analysis.  
This condition shall be brought forward with PD12-00013. 

3. The applicant has elected to defer capacity reservation for an 800,000 
square foot distribution center, 100,000 SF Transportation Related Industry 
uses, 10,000 SF Truck Stop and 5,000 SF Fast Food uses. Therefore, the 
applicant will provide a Final Concurrency Application, including a letter 
of service intent and adequate capacity at the appropriate level of service, or 
lack thereof, to serve the proposed development, from the utility provider 
for water and sewer at the time of the Engineering Improvement Plan 
Submittal.  Prior to receiving Engineering Improvement Plan (Final 
Development Order) approval for this project, a positive concurrency 
evaluation is required.  
This condition shall be brought forward with PD12-00013 with revisions to 
be consistent with development program and the Concurrency Application. 

4. Six-foot wide sidewalks shall be constructed along all internal roadway 
frontage within the Commercial and Residential land uses in order to 
provide internal connectivity within the planned development. 
This condition shall be brought forward with PD12-00013. 

5. TWA will be the water, irrigation and sewer services provider for this 
project, per the letter received from TWA. 
This condition is covered within the Land Development Code; therefore is 
not necessary to be brought forward the PD and should be deleted. 

6. Any necessary permits will need to be obtained from the SJRWMD. 
This condition is covered within the Land Development Code and Florida 
Statutes; therefore is not necessary to be brought forward the PD and 
should be deleted. 

7. Per FLUE Policy 4.2.4, monitoring of employee housing shall be performed 
before development in excess of 750,000 square feet of warehousing and 
distribution receives certificates of occupancy and again before a 
cumulative total of 1.2 million square feet of warehousing and distribution 
space receive certificates of occupancy. 
This Condition is covered by the Future Land Use Element of the 
Comprehensive Plan but is a good reminder to the applicant of his 
monitoring requirements; therefore, shall be brought forward with this PD 
in modified form to provide current policy reference. 

8. Prohibition of plants for the production and distribution of concrete and 
masonry products.    
This condition shall be brought forward with the PD. 

Development Review Committee Informational Comments (06/20/12): 

a. The narrative calls out cell towers as a permitted use, please be advised, 
that while the use is permitted, the location and siting standards will need to 
be addressed through a separate conditional use application as outlined in 
the Land Development Code (LDC).  Zoning recommends that a condition 
of approval be added to clarify cell tower requirements. 
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b. Please note that the Adult Entertainment may only be allowed under 
Ordinance 93-9, as may be amended from time to time.  These uses will 
only be allowed in areas identified for industrial use and subject to 
requirements in ORD 93-9. Zoning recommends that a condition of 
approval be added to clarify accurate adult entertainment requirements. 

c. Pending approval by the Board of County Commissioners at their meeting 
on July 16, 2012, the new expiration date for the Planned Development will 
be July 16, 2017. 

d. PD09-00002 did not reserve capacity for any of the development program. 

e. Per letter received in 2009, TWA will be the water, irrigation and sewer 
services provider for this project 

 
RECOMMENDATION AND REQUESTED ACTION: 
Approval of PD12-00013 to establish a Planned Development zoning district to 
allow a mixed use industrial park in the Yeehaw Transportation Distribution Center 
and to extend the date of the Planned Development expiration by three (3) 
additional years for a total of five (5) years.  The Special Conditions recommended 
by the Development Review Committee at their meeting on June 20, 2012 are 
provided below. 

1. This approval shall supersede PD09-00002; however, this approval shall 
reaffirm the Yeehaw Transportation & Distribution Center PD Narrative 
and Concept Plan dated "REVISED MAR 03 2010" that was previously 
approved under PD09-00002.   

2. Communication towers shall require Conditional Use approval. 

3. Adult Entertainment shall be compliant with ORD 93-9, as may be 
amended from time to time. 

4. All targeted industry uses identified in the Industry Clusters Analysis dated 
May 2012, which are not specifically identified in the PD Narrative, shall 
also be permitted uses in their associated commercial or industrial use 
category. 

5. A traffic impact analysis addressing site access, and the impacts to area 
roadway segments and intersections, including but not limited to the 
intersection of US 441 at SR 60, shall be submitted and approved prior to 
EIP submittal.  The applicant will be responsible for the design, permitting, 
and construction of all necessary improvements as identified in the 
approved traffic impact analysis.  

6. The applicant has elected to defer capacity reservation. Therefore, the 
applicant will provide a Final Concurrency Application, including a letter 
of service intent and adequate capacity at the appropriate level of service, 
or lack thereof, to serve the proposed development, from the utility 
provider for water and sewer at the time of the Engineering Improvement 
Plan Submittal.  Prior to receiving Engineering Improvement Plan (Final 
Development Order) approval for this project, a positive concurrency 
evaluation is required.  
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7. Six-foot wide sidewalks shall be constructed along all internal roadway 
frontages within the Commercial and Residential land uses in order to 
provide internal connectivity within the planned development. 

8. Per Yeehaw Transportation Distribution Center Policies in the Future Land 
Use Element, monitoring of employee housing shall be performed before 
development in excess of 750,000 square feet of warehousing and 
distribution receives certificates of occupancy and again before a 
cumulative total of 1.2 million square feet of warehousing and distribution 
space receive certificates of occupancy.  Each EIP submittal shall include a 
running tally of prior EIP approvals, CO’s, and their cumulative totals. 

9. Plants for the production and distribution of concrete and masonry products 
are prohibited.    

 
PLANNING COMMISSION RECOMMENDATION: 
On July 12, 2012, the Planning Commission will hear and make recommendation 
related to the request establish a Planned Development zoning district to allow a 
mixed use industrial park in the Yeehaw Transportation Distribution Center and to 
extend the date of the Planned Development expiration by three (3) additional years 
for a total of five (5) years.  The Planning Commission action will be presented via 
addendum at the July 16, 2012 Board of County Commissioner Meeting. 
 
ATTACHMENTS: 
Attachment A - Planned Development Documents  

 Application date-stamped “RECEIVED MAY 23, 2012” 

 PD Narrative date-stamped, “REVISED MAR 03 2010”  

 PD Concept Plan date-stamped, “REVISED MAR 03 2010”  

 

Attachment B - Supporting Documentation 

 School District of Osceola County School Capacity Report  

 Site Photo Documentation  
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CSA:  9 – St. Cloud Page 1 of 1 May 31, 2012 
HRCS – 39.88 miles SA: 405 (Rev. 05.14.12) 
SCMS  48.85 miles 
HRHS  39.07 miles  

SCHOOL CAPACITY REPORT 
The School District of Osceola County 

Planning Services Department 
 

 
SDOC CASE # 12-05.29   TRS#:  PD12-00013    Current FLU:  Mixed Use as outlined in Goal 4,  

Yeehaw Distribution Center Overlay 
         Requested FLU: 
PROJECT NAME:  Yeehaw Transportation & Distribution Center - PID       
         Current Zoning:  AC 
PROJECT LOCATION: 2900 Albert Road, Yeehaw Junction  Requested Zoning:     
       
COMMENTS DUE DATE:  June 4, 2012  PID#:  03-32-34-0000-0010-0000, 02-32-34-0000-0030-0000,  

11-32-34-0000-9918-0000, -0013-0000 
 
 
 
 
 
 
 
 

No Impact on Public Schools 



Site Photo Documentation 
 

  
 Kenansville Road & Albert Street looking NE  Sign at Entrance (Albert Street & Kenansville Road) 

 

  
Kenansville Road & Albert looking East  

 

  
Kenansville Road & Albert looking South   Albert Street looking NW toward Kenansville Road 
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Findings 
  
In its review of the 
proposed application, 
staff has determined: 
 
1. The request is 

consistent with the 
GOPs of the 
Osceola County 
2025 
Comprehensive 
Plan. 
 

2. The request is 
compliant with all 
applicable 
requirements of the 
Osceola County 
Land Development 
Code. 

 
 
 
 

STRATEGIC PLAN 2012: 
The proposed Planned Development is consistent with the County’s Strategic plan 
in that transportation, distribution and logistics (TDL) uses have been identified as a 
strength for Osceola County Economic Development and a major component of all 
five targeted industry clusters in the May 2012 Industry Cluster Study.  These uses 
are consistent with the Strategic Plan 2012 in that they will Grow and Diversify the 
County's Economy.   

PROJECT DESCRIPTION: 
The intent of this application is to approve the Yeehaw Transportation & 
Distribution Center Planned Development and to extend the expiration date of the 
Planned Development by three (3) additional years for a total of five (5) years.  

The applicant has submitted the PD Narrative and Concept Plan that was previously 
approved for this site under PD09-00002.  There are no proposed changes to the 
previously approved Planned Development Narrative for PD09-00002, which was 
approved by the Board of County Commissioners on July 12, 2010 and which will 
expire July 12, 2012.  The 2009 PD Narrative is being included as part of this 
request and being re-affirmed as the approved PD.  Pursuant to Chapter 14.24 I, the 
expiration date of the Planned Development will be established as two years after 
the Board of County Commissioners approval, unless subsequent development 
application is approved and acted upon.  Based on the use being identified as a 
targeted industry and the current market, the applicant has requested that the 
expiration date established in the LDC be extended by an additional three (3) years, 
for a total of five (5) years after Board approval.  If the additional three (3) year 
extension of the expiration date is approved by the Board of County Commissioners 
at their meeting on July 16, 2012, the new expiration date for PD12-00013 will be 
July 16, 2017. 

The development program within the Planned Development remains unchanged 
with from the previously approved PD and is illustrated below.   
 

Use Maximum Development 
Program 

Commercial  30,000 sq. ft. 

Warehousing & Distribution 1,200,000 sq. ft. 

Light Industrial 150,000 sq. ft. 

Utilities 3 Acres 

Conservation 25 acres 

 

The following attachments are included as supporting documentation for the 
proposed request: 

Attachment A:  Planned Development documents, including the PD Application 
and PD Narrative and Concept Plan. 

Attachment B: Support documentation from the School District of Osceola County 
(SDOC) and site photo documentation. 
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BACKGROUND: 
The Yeehaw Transportation Distribution Center policies in the Comprehensive Plan 
were established in the 2007 Comprehensive Plan as Goal 4:  Yeehaw Distribution 
Center to take advantage of the strategic location offered by Yeehaw Junction by 
encouraging the development of a transportation-related distribution center that can 
efficiently serve the needs of the state’s metropolitan areas while providing 
employment opportunities within the southeastern part of Osceola County.  The 
policies facilitate a mixture of warehouse/distribution, light industrial, commercial, 
residential, conservation and utility uses within the Yeehaw Transportation District.  
The policies further establish standards for provision of public facilities and 
infrastructure as well as requirements for preservation of environmentally sensitive 
areas.  On February 1, 2010 Osceola County approved CPA09-0004 via ORD10-03, 
which included modifications to FLUE Policy 4.2.1 and 4.2.13 of the Yeehaw 
Transportation & Distribution Center Goal 4 in the Future Land Use Element of the 
Comprehensive Plan, which increased allowable warehouse/distribution allocations 
from 1,200,000 to 2,000,000 and modified criteria review of external trips on 
adjacent roadways.   

The 205-acre Yeehaw Transportation & Distribution Center Planned Development 
(PD09-00002) was approved by the Board of County Commissioners on July 12, 
2010.  The PD allows for a mixture of commercial uses, warehouse and distribution 
uses, as well as a number of industrial uses, including utilities.  The PD includes 
development criteria for each type of use.  The Yeehaw Transportation & 
Distribution Center Planned Development includes a large portion of the 400+ acre 
Yeehaw Transportation Distribution Center as defined in the Comprehensive Plan, 
but does not cover the entire land area, nor does it encumber all of the available 
development program established in the Comprehensive Plan.  As the applicant has 
not obtained approvals for Conceptual Development Plan (CDP) or Engineering 
Improvement Plan (EIP) within two years of the date of approval of the preliminary 
concept plan or the approval will become void on July 12, 2012.    

In 1998, the County approved a temporary Conditional Use (CU98-00051), which 
allowed for the construction and operation of a temporary asphalt plant for a period 
of operation of two (2) years.  The PD Narrative does not incorporate this use as a 
permitted use.  A condition of approval was added to PD09-00002 to prohibit the 
use.  This condition is being brought forward with PD12-00013. 

The applicant has been working closely with the Economic Development 
Department to market their property, but is not prepared to submit Subdivision or 
Engineering Improvements Plans that would vest the uses in their Planned 
Development; therefore, they have requested approval of PD12-00013 to secure the 
uses in the Planned Development and to allow additional time to market the 
property for new commercial and industrial development.  The application notes 
that the property owner has been working closely with the Osceola County 
Economic Development Department to find job creating user for the center, 
however, due to the general economic climate, have been unable to locate a user.  
The application further notes that the pace of industrial development is beginning to 
pick up and that the extension of this PD would allow the County to maintain an 
inventory of large, ready-to-go industrial zone properties that can attract job 
creators.  PD12-00013 is intended to reestablish the Planned Development Zoning 
and replace the expired PD as well as extend the PD for a total of five (5) years. 
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The subject property has a Future Land Use Designation of Mixed Use and a 
Planned Development Zoning Designation.  The Goal 4 of the Comprehensive Plan 
outlines the desired development program for the Yeehaw Transportation & 
Distribution Center—the existing PD is consistent with the allowable development 
program.  The Planned Development Narrative includes development standards 
including lot coverage, lot size, setbacks, building heights, buffering, landscape, as 
well as parking standards.  This PD proposed no changes to the previously approved 
development standards that were approved as part of PD09-00002.  The following 
table summarizes adjacent future land use designations, zoning districts and existing 
uses: 
 

Direction of 
Adjacency 

Future Land Use 
Designation Zoning Existing  

Use 

North Rural/Agricultural, Rural 
Settlement, and Commercial AC and RMH Vacant Pastureland 

East Rural Agriculture AC Vacant Pastureland 
South Mixed Use AC Vacant Pastureland 

West Rural/Agricultural, Mixed 
Use, Rural Settlement AC and R-1M Vacant Pastureland 

 

The uses proposed in the Yeehaw Transportation District Planned Development, 
which are unchanged since the 2009 approval, remain consistent and compatible 
with the surrounding zoning districts, Future Land Use designations and existing 
uses.  

 

Wetlands:  According to the existing approved PD, there exist approximately 25 
acres of wetlands within the PD. The three significant wetlands areas have been 
designated as conservation on the PD Concept Plan, which will be preserved by 
dedication to the Yeehaw Transportation & Distribution Center Property Owners 
Association.  Any future expansions or development that may impact these 
wetlands will be required to demonstrate compliance with applicable local, state, or 
federal permitting and mitigation requirements. 

Soils & Minerals:  According to the Map 6A: Soils and Minerals of the Future Land 
Use Map Series, the proper has a variety of soil types, including Placid Fine Sand, 
Samsula Muck, Basinger Fine Sand (Depressional), Smyrna Fine Sand, Immokalee 
Fine Sand, Myakka Fine Sand, Cassia Fine Sand, Paola Sand (0-5% Slopes), 
Satellite Sand, and Pompano Fine Sand.  Site development plans will address 
appropriate engineering based on the type of soils where development will occur. 

Floodplain:  According to Map 4A: Floodplains of the Future Land Use Map Series, 
a small portion of land in the northeast corner and the southeast corner of the 
property are within the 100 year floodplain—these areas coincide with the wetland 
areas that are proposed for preservation on the PD Concept Plan.  Any impacts to 
the floodplain will be compensated for through the proposed stormwater 
management system with the Engineering Improvement Plans. 
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JUSTIFICATION/ TECHNICAL ANALYSIS: 

1.  Consistency with the Osceola County Comprehensive Plan 
In preparing the recommendation staff reviewed the proposed Planned 
Development for consistency with the Goals Objectives and Policies of the 
Osceola County 2025 Comprehensive Plan.  

Future Land Use Element Policy 1.1.4: Future Land Use Map (FLUM); 
relationship to zoning map  

In determining consistency with the Future Land Use Map, considerations such 
as land use compatibility, location, availability and capacity of services and 
facilities, market demand, and environmental features were addressed.  The land 
uses, densities, and intensities in the Planned Development are consistent with 
the densities and intensities established in the Yeehaw Distribution Center 
Goals, Objectives and Policies.  

Future Land Use Element Goal 4:  Yeehaw Distribution Center 
The County shall take advantage of the strategic location offered by Yeehaw 
Junction by encouraging the development of a Transportation-related 
distribution center that can efficiently serve the needs of the state’s metropolitan 
areas while providing employment opportunities within the southeastern part of 
Osceola County.    

Excerpts from the Yeehaw Transportation distribution Center Objectives and 
Policies are provided below which outline the project consistency with the 
Osceola County Comprehensive Plan. 

Policy 4.1.1:  Yeehaw Transportation Distribution Center (YTDC). 
Development of the Yeehaw Transportation Distribution Center shall be in 
accordance with the following: 
• All development must be submitted as a Planned Development;  
• The total overlay area must consist of lands that are adjacent to each other 

and total no less than 400 acres;  
• All development must meet or exceed the adopted level of service standards 

for Osceola County, and  
• All permanent development will use central water and sewer services. 

Objective 4.2:  Development Standards  
Development within the Yeehaw Transportation Distribution Center Overlay 
will consist of a mix of land uses that provides an opportunity to achieve an 
integrated balance between transportation related uses, commercial uses and 
residential uses may be achieved.  

Policy 4.2.1:  YTDC mix and distribution of land uses. 
The following mix and distribution of land uses shall be allowed:  

a. Warehouse/Distribution  2,000,000 sq. ft.  
b. Light Industrial  200,000 sq. ft. 
c. Commercial       50,000 sq. ft.   
d. Residential       630 du    
e. Conservation        74 acres* 
f. Utilities        10 acres  

 * Final Conservation acreage subject to field verification and wetland determination. 

Policy 4.2.3: YTDC public facilities. 
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Public facilities and utilities required to serve the needs of the businesses, 
employees and residents may be allowed within the Overlay.  They shall be 
sized and built consistent with the demands generated by the approved mix and 
amount of land use activity.  

Policy 4.2.4:  YTDC housing. 
The Yeehaw Transportation Distribution Center shall include on site housing 
units that are affordable to 50% of the employees of the Yeehaw Transportation 
Distribution Center, unless a reasonable demonstration is made that comparably 
priced housing is located within a 20 minute, 10 mile travel distance from the 
Yeehaw Transportation Distribution Center.  Monitoring on the provision of this 
housing shall be performed before development in excess of 750,000 square feet 
of warehouse/distribution space receives certificates of occupancy, and again 
before a cumulative total of 1.2 million square feet of warehouse/distribution 
space receives certificates of occupancy.  For the purposes of this policy, the 
issuance of residential building permits shall constitute provided housing.  The 
ECFRPC Affordable Housing Methodology shall be used as a “reasonable 
demonstration” for showing that off-site housing is available as well as the 
means for monitoring the provision of on-site affordable housing.  

Policy 4.2.5:  YTDC stormwater. 
All regionally significant wetlands within the jurisdiction of the SJRWMD shall 
be retained and may be incorporated into the stormwater management system in 
such a manner as to maintain current or restore historic hydro periods and 
wildlife values.  

Policy 4.2.6:  YTDC preservation areas. 
The wetlands systems, upland buffers, other conservation tracts and mitigation 
areas shall be regarded as preservation areas for the purpose of protecting their 
natural attributes and shall have their developmental uses restricted by 
conservation easement as provided in Florida Statutes.  Easements shall be 
conveyed to the St. John River Water Management District, the Florida 
Department of Environmental Protection, Osceola County or any other 
organization dedicated to conservation.  Passive recreation facilities such as, but 
not limited to boardwalks, trails, educational displays and other similar uses are 
permitted land uses within these preservation areas. 

Policy 4.2.7:  YTDC Conservation land uses. 
The boundaries of the Conservation land use area may be adjusted to be 
consistent with wetland jurisdictional lines determined by the SJRWMD and 
other jurisdictional lines as may be determined by other agencies of jurisdiction.  
In such cases, land initially presumed but later determined not to be classified as 
wetland will take on the land use category assigned to the upland portion of the 
adjacent development site.  

Policy 4.2.8:  YTDC containment: hazardous materials management. 
Containment measures such as impervious paving, collection basins and spill 
response equipment will be used during construction and operation for 
warehousing/distribution uses to assure that all potentially hazardous materials 
are properly stored and controlled so that ground and surface waters are 
protected from contamination. 

Management Plans shall be submitted to Osceola County for all hazardous 
materials users, producer and sellers.  Hazardous materials 
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management/containment plans, for projects intended to serve hazardous 
material users, producers, and sellers shall be prepared in accordance with all 
government and industry standards and submitted for review with the Planned 
Development and approved prior to the issuance of any related building permits. 

Policy 4.2.9:  YTDC water and wastewater services. 
Water and wastewater services shall be located and provided on-site by the 
developer as part of the Planned Development approval process.  Such services 
shall meet all applicable level of service standards established by Osceola 
County and shall be limited to lands associated with the Yeehaw Transportation. 

Policy 4.2.10:  YTDC: design and construction of water and sanitary sewer system. 
The developer shall design and construct the potable water system and sanitary 
sewer system in accordance with the ordinances and rules of the Toho Water 
Authority in place at the time of construction.  Once constructed and all 
applicable fees paid, the water treatment and distribution system and the sewage 
treatment collection facilities shall be owned and operated by Toho Water 
Authority.  These systems shall require the issuance of all permits including any 
required CUP from the St. John’s Water Management District.  Furthermore, 
these systems shall be subject to the requirement of the Natural Resource 
Utilization Land Use as defined by Policies 1.3.37 through 1.3.39, inclusive  

Policy 4.2.12:  YTDC: internal trip capture. 
Development within the Yeehaw Transportation Distribution Center shall be 
internally interconnected to promote the internal capture of trips.  Pedestrian 
ways and bicycle lanes shall be provided within the Overlay area where such 
facilities can provide appropriate and safe alternatives to automotive travel, 
given the heavy truck traffic that is expected within the site.  

Policy 4.2.13:  YTDC: external traffic. 
Development of the Yeehaw Transportation Distribution Center shall not 
overburden the public highway system and shall comply with applicable 
Osceola County transportation concurrency and other transportation 
management programs. No new net trips shall be allowed onto the public 
highway system unless consistent with adopted LOS for the adjacent road 
network. 

Policy 4.2.14:  YTDC: roadway LOS deficiencies. 
Should Osceola County identify any deficiency in level of service standards on 
the public roadway system caused by any phase of the development within the 
Yeehaw Transportation Distribution Center, the developer shall be responsible 
to resolve the lack of available capacity by implementing any of the following 
mechanisms or combination thereof:  

a. Fund and/or construct 100 percent of the necessary improvement.  
b. Withdraw any phase of development and wait for sufficient capacity to 

become available through the continued implementation of a Capital 
Improvement Plan. 

c. Reduce the density or intensity of a phase of development to accommodate 
available capacity at the adopted level of service standard.  

d. Receive approval to a request to expedite an improvement listed in the 
Capital improvement Element. 

e. Meet with the County Planning and Engineering staff and establish an 
equitable Concurrency Roadway Deficiency agreement to address the 
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funding or capacity improvements of the deficient roadway segment(s) 
necessary to provide sufficient capacity for the proposed development. 

The project will be required to meet the requirements of all of the objectives and 
policies established under Future Land Use Element Goal 4:  Yeehaw 
Distribution Center. 

 
2.  Compliant with the Land Development Code  

In preparing the recommendation staff reviewed the proposed Planned 
Development for compliance with the Osceola County Land Development Code 
(LDC).  The PD was found to be compliant with the Land Development Code 
when it was reviewed and approved in July 2010.  The PD proposes to reaffirm 
the original PD Narrative and Master Plan with no changes.  

Land Development Code, Chapter 14, Section 14.24 A 
The previously approved Planned Development, which was approved in 2010, 
remains compliant with the Purpose and Intent of a Planned Development as outlined 
in Section 14.24 A of the Osceola County Land Development Code (LDC) in that it 
allows implementation of flexible design guidelines that depart from conventional 
straight zoning standards in order to provide a fully integrated, quality development. 

Land Development Code, Chapter 14, Section 14.24 B (3) 

The planned industrial development district is intended for the development of 
industrial and business parks; however, supporting non-industrial uses including 
eating establishments or supporting commercial uses may also be permitted when 
complimentary to, compatible with, and integrated into a planned park. These special 
uses shall be reviewed by the Planning Official to determine whether they are 
complimentary and compatible with the PID prior to approval of the concept plan. 

Land Development Code, Chapter 2, Section 2.5 C (1) 

The previously approved Planned Development Narrative and Concept Plan, which 
were approved in 2010, remain complaint with Section 2.5 C (1) of the Osceola 
County Land Development Code (LDC), which defines criteria for reviewing and 
evaluation the PD for compatibility.   The PD is unchanged and remains complaint 
and compatible.  The criteria are outlined below. 

a.  Whether there exists an error or ambiguity which must be corrected. No 
ambiguity or error exists, which needs correction; however extension of the 
Planned Development will further the intent of facilitating distribution center 
in Southeast Osceola County. 

b.  Whether there exist changed or changing conditions which make 
approval of a proposed application appropriate.  The previously approved 
PD did not move forward with physical development due to current market 
conditions.  This PD requests an additional three (3) year extension, for a total 
of five (5) years, to continue to market the property for new development. 
Staff supports the request for extended expiration date based on the current 
slow absorption of industrial uses and the May 2012 Industry Cluster Study 
which identified a need for Transportation, Distribution and Logistics (TDL) 
uses to support the County’s strategic goal to grow and diversity the County’s 
economy. 
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c.  The impact of a proposed change on the intent of the Ordinance. The 
proposed PD does not change land uses, densities, intensities, or development 
standards of the previously approved Planned Development and does not 
negatively impact the intent of the Ordinance.  

d.  The relevant testimony of any applicant. See attached Application and PD 
Narrative in Attachment A.  

e.  The recommendation of staff. The project was reviewed by the 
Development Review Committee on 06/20/12.  

f.  The relevant testimony of the public. The public will be provided the 
opportunity to provide comments at the public hearings.  

g.  Whether a proposed land use change is consistent with the goals, 
objectives, policies, and intent of the Comprehensive Plan. The proposed 
PD is consistent with the goals, objectives, policies, and intent of the 
Comprehensive Plan as established in Section 1.  

h.  Whether a proposed land use change meets or exceeds all performance 
and location standards set forth for the proposed use. The proposed PD 
does not propose any change to the previously approved performance and 
locational requirements established in the original PD.  The PD continues to 
meet or exceed the performance and location standards set forth for a PD in 
Chapter 14 of the Osceola County LDC. Development standards are outlined 
in the PD narrative, which is included in Attachment A.  

i.  Whether urban services, as defined in the Comprehensive Plan, are, or 
will be, available and adequate to serve a proposed land use change, 
when proposing a change to a land use category.  Urban services such as 
water, solid waste and site drainage are addressed in the PD.  Water and solid 
waste will be provided via coordination with Toho Water Authority.  The 
proposed PD will not change, nor effect existing proposed urban services.  

j.  Whether a proposed land use change is consistent with the densities, 
intensities, and general uses set forth in the Comprehensive Plan. The 
proposed PD will not result in any increased densities or intensities and is 
consistent with the densities, intensities and general uses set forth in the 
Osceola County Comprehensive Plan 2025 Future Land Use Element.  

k.  Whether a proposed land use change will protect, conserve or preserve 
environmentally critical areas and natural resources. The PD addresses 
three existing wetlands for onsite preservation.  The narrative states that no 
threatened or endangered species have been identified on site.  The proposed 
PD will not affect any critical areas or natural resources.  Any issues 
regarding vegetation, wetlands and wildlife will be further addressed through 
the permitting and construction process and will be required to meet the 
standards established for the Yeehaw Distribution Center in the Future Land 
Uses Element of the Comprehensive Plan.  

l.  Whether a proposed land use change will be compatible with existing or 
planned uses and not cause damage, hazard, nuisance, or other 
detriment to persons or property. The proposed change to date of the 
expiration of the PD has no impact on the permitted uses and will not cause 
damage, hazard, nuisance or other detriment to persons or property.  
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m.  Whether the location of a proposed land use change places an undue 
burden upon existing transportation by streets with the capacity to carry 
traffic generated by the development. The proposed changes do not 
increase the maximum intensity or density of the PD; therefore there is no 
increase in the traffic that was previously generated by PD09-00002. The 
applicant shall be responsible for all mitigation as determined by the 
approved traffic impact analysis as outlined in the conditions approval and 
the Land Development Code.   

n.  Whether a requested use will be in compliance with all applicable 
general provisions and supplemental regulations pertaining to the use, as 
set forth elsewhere in this Ordinance. The existing PD (PD09-00002) and 
the proposed PD (PD12-00013) are in compliance all applicable general 
provisions and supplemental regulations pertaining to the use, as set forth 
elsewhere in this Ordinance.  Future land development applications will be 
reviewed to ensure compliance with applicable regulations not specifically 
outlined in this staff report. 

o. Whether a proposed change is to rectify errors on the official zoning 
map. With regards to this PD, no error exists on the official zoning map.  

Impacts to Adopted Levels of Service 

Future development applications for the site will be required to undergo 
technical review and meet all Land Development Code and related level of 
service standards for the provision of public facilities and services.  Following 
approval of the PD application, an Engineering Improvement Plan (EIP) shall be 
required to address upgrades to the property, including access, parking, drainage 
and utilities.   

School Capacity:  This Planned Development proposes no changes to residential 
units or the development program; therefore, there are no additional impacts on 
public schools. See Attachment B for the School District’s Adequate Capacity 
Analysis.  

Potable Water & Sanitary Sewer:  According to the PD Narrative, the Toho Water 
Authority (TWA) will be the water and wastewater provider for the project.  The 
irrigation needs of the project will utilize reuse water as the primary water source.  

Transportation:  The applicant proposes their primary access to the PD to remain 
onto US 441/S. Kenansville Road.  Conditions of approval have been 
established to ensure compliance with transportation LOS.   

Analysis of the previous conditions of approval for PD09-00002.  

Prior Special Conditions of approval from PD09-00002 were analyzed as part of 
the technical analysis to determine if they were still applicable to be carried 
forward with the new Planned Development, PD12-00013.  Conditions that 
were satisfied or are no longer needed are proposed to be deleted.  Conditions 
that are ongoing are proposed brought forward and/or revised to be consistent 
with this request.  The final proposed Special Conditions are included in the 
staff recommendation. 

1. The following Specifications for Detailed Concept Plan will be deferred to 
the EIP stage of development: 
a. Existing ground surfaces and proposed elevations, base flood elevation 
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and subsurface conditions; (LDC §14.24.H.b) 
b. Proposed pavement type; (LDC §14.24.H.d) 
c. Proposed water distribution and sanitary sewer layout; (LDC 

§14.24.H.e, FLUE Policy 4.2.10) 
d. General site lighting plan; (LDC §14.24.H.f) 

This condition is covered within the Land Development Code; therefore is 
not necessary to be brought forward with the PD and should be deleted.  

2. A traffic impact analysis addressing site access, and the impacts to area 
roadway segments and intersections, including but not limited to the 
intersection of US 441 at SR 60, shall be submitted and approved prior to 
EIP submittal.  The applicant will be responsible for the design, permitting, 
and construction of all necessary improvements as identified in the 
approved traffic impact analysis.  

This condition shall be brought forward with PD12-00013. 

3. The applicant has elected to defer capacity reservation for an 800,000 
square foot distribution center, 100,000 SF Transportation Related Industry 
uses, 10,000 SF Truck Stop and 5,000 SF Fast Food uses. Therefore, the 
applicant will provide a Final Concurrency Application, including a letter 
of service intent and adequate capacity at the appropriate level of service, or 
lack thereof, to serve the proposed development, from the utility provider 
for water and sewer at the time of the Engineering Improvement Plan 
Submittal.  Prior to receiving Engineering Improvement Plan (Final 
Development Order) approval for this project, a positive concurrency 
evaluation is required.  

This condition shall be brought forward with PD12-00013 with revisions to 
be consistent with development program and the Concurrency Application. 

4. Six-foot wide sidewalks shall be constructed along all internal roadway 
frontage within the Commercial and Residential land uses in order to 
provide internal connectivity within the planned development. 

This condition shall be brought forward with PD12-00013. 

5. TWA will be the water, irrigation and sewer services provider for this 
project, per the letter received from TWA. 

This condition is covered within the Land Development Code; therefore is 
not necessary to be brought forward the PD and should be deleted. 

6. Any necessary permits will need to be obtained from the SJRWMD. 

This condition is covered within the Land Development Code and Florida 
Statutes; therefore is not necessary to be brought forward the PD and 
should be deleted. 

7. Per FLUE Policy 4.2.4, monitoring of employee housing shall be performed 
before development in excess of 750,000 square feet of warehousing and 
distribution receives certificates of occupancy and again before a 
cumulative total of 1.2 million square feet of warehousing and distribution 
space receive certificates of occupancy. 

This Condition is covered by the Future Land Use Element of the 
Comprehensive Plan but is a good reminder to the applicant of his 
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monitoring requirements; therefore, shall be brought forward with this PD 
in modified form to provide current policy reference. 

8. Prohibition of plants for the production and distribution of concrete and 
masonry products.    

This condition shall be brought forward with the PD. 

Development Review Committee Staff Review Comments: 

Planning: Approval, to schedule the application for the July 12, 2012 Planning 
Commission and the July 16, 2012 Board of County Commissioners, subject to 
the revised Special Conditions brought forward from PD09-00002.  In addition 
to the Special Conditions that are recommended to be brought forward from the 
previously approved PD, the following new special conditions are recommended.  

Information:   
a. The narrative calls out cell towers as a permitted use, please be advised, 

that while the use is permitted, the location and siting standards will need to 
be addressed through a separate conditional use application as outlined in 
the Land Development Code (LDC).  Zoning recommends that a condition 
of approval be added to clarify cell tower requirements. 

b. Please note that the Adult Entertainment may only be allowed under 
Ordinance 93-9, as may be amended from time to time.  These uses will 
only be allowed in areas identified for industrial use and subject to 
requirements in ORD 93-9. Zoning recommends that a condition of 
approval be added to clarify accurate adult entertainment requirements. 

c. Pending approval by the Board of County Commissioners at their meeting 
on July 16, 2012, the new expiration date for the Planned Development will 
be July 16, 2017. 

Conditions of Approval: 
1. This approval shall supersede PD09-00002; however, this approval shall 

reaffirm the Yeehaw Transportation & Distribution Center PD Narrative 
and Concept Plan dated "REVISED MAR 03 2010" that was previously 
approved under PD09-00002.   

2. Communication towers shall require Conditional Use approval. 

3. Adult Entertainment shall be compliant with ORD 93-9, as may be 
amended from time to time. 

4. All targeted industry uses identified in the Industry Clusters Analysis dated 
May 2012, which are not specifically identified in the PD Narrative, shall 
also be permitted uses in their associated commercial or industrial use 
category. 

5. All applicable prior conditions of approval shall be brought forward with 
this PD. 

Zoning:  Approval, subject to Conditions of Approval being added to clarify 
permitted uses consistent with LDC and Code of Ordinances (see Planning 
Comments and Conditions). 

Concurrency:  Approval, subject to supplemental submittals being submitted 
and received by June 22, 2012. 
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Information:   
a. PD09-00002 did not reserve capacity for any of the development program. 

b. Per letter received in 2009, TWA will be the water, irrigation and sewer 
services provider for this project 

Revisions Requested:   
c. Applicant shall submit a Concurrency Application for this PD, and is 

required to either defer or reserve capacity.  Please note, the proposed 
development section of the Concurrency Application must show what 
development is being proposed.   

Environmental:  Approval. 

Transportation/Traffic Engineering:  Approval.  Note - See Transportation 
Planning comment. 

Transportation Planning:  Approve.  All transportation-related Special 
Conditions associated with prior PD09-00002 approval shall remain enforceable. 

School District:  Approval.  No Impact on Public Schools 

Parks:  Approval. 

Engineering:  Approval. 

Public Safety:  No Comments. 
 

RECOMMENDATION AND REQUESTED ACTION: 
Approval of PD12-00013, subject submittal of requested supplemental concurrency 
application and subject to the special conditions contained in this staff report.  The 
project will be scheduled to move forward to the July 12, 2012 Planning 
Commission Meeting and the July 16, 2012 Board of County Commissioners 
Meeting.  The revised Special Conditions are provided below. 

1. This approval shall supersede PD09-00002; however, this approval shall 
reaffirm the Yeehaw Transportation & Distribution Center PD Narrative 
and Concept Plan dated "REVISED MAR 03 2010" that was previously 
approved under PD09-00002.   

2. Communication towers shall require Conditional Use approval. 

3. Adult Entertainment shall be compliant with ORD 93-9, as may be 
amended from time to time. 

4. All targeted industry uses identified in the Industry Clusters Analysis dated 
May 2012, which are not specifically identified in the PD Narrative, shall 
also be permitted uses in their associated commercial or industrial use 
category. 

5. A traffic impact analysis addressing site access, and the impacts to area 
roadway segments and intersections, including but not limited to the 
intersection of US 441 at SR 60, shall be submitted and approved prior to 
EIP submittal.  The applicant will be responsible for the design, permitting, 
and construction of all necessary improvements as identified in the 
approved traffic impact analysis.  
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6. The applicant has elected to defer capacity reservation. Therefore, the 
applicant will provide a Final Concurrency Application, including a letter 
of service intent and adequate capacity at the appropriate level of service, or 
lack thereof, to serve the proposed development, from the utility provider 
for water and sewer at the time of the Engineering Improvement Plan 
Submittal.  Prior to receiving Engineering Improvement Plan (Final 
Development Order) approval for this project, a positive concurrency 
evaluation is required.  

7. Six-foot wide sidewalks shall be constructed along all internal roadway 
frontage within the Commercial and Residential land uses in order to 
provide internal connectivity within the planned development. 

8. Per Yeehaw Transportation Distribution Center Policies in the Future Land 
Use Element, monitoring of employee housing shall be performed before 
development in excess of 750,000 square feet of warehousing and 
distribution receives certificates of occupancy and again before a 
cumulative total of 1.2 million square feet of warehousing and distribution 
space receive certificates of occupancy.  Each EIP submittal shall include a 
running tally of prior EIP approvals, CO’s, and their cumulative totals. 

9. Plants for the production and distribution of concrete and masonry products 
are prohibited.    

 
ATTACHMENTS: 
Attachment A - Planned Development Documents  

 Application date-stamped “RECEIVED MAY 23, 2012” 

 PD Narrative date-stamped, “REVISED MAR 03 2010”  

 PD Concept Plan date-stamped, “REVISED MAR 03 2010”  

 

Attachment B - Supporting Documentation 

 School District of Osceola County School Capacity Report  

 Site Photo Documentation  
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CSA:  9 – St. Cloud Page 1 of 1 May 31, 2012 
HRCS – 39.88 miles SA: 405 (Rev. 05.14.12) 
SCMS  48.85 miles 
HRHS  39.07 miles  

SCHOOL CAPACITY REPORT 
The School District of Osceola County 

Planning Services Department 
 

 
SDOC CASE # 12-05.29   TRS#:  PD12-00013    Current FLU:  Mixed Use as outlined in Goal 4,  

Yeehaw Distribution Center Overlay 
         Requested FLU: 
PROJECT NAME:  Yeehaw Transportation & Distribution Center - PID       
         Current Zoning:  AC 
PROJECT LOCATION: 2900 Albert Road, Yeehaw Junction  Requested Zoning:     
       
COMMENTS DUE DATE:  June 4, 2012  PID#:  03-32-34-0000-0010-0000, 02-32-34-0000-0030-0000,  

11-32-34-0000-9918-0000, -0013-0000 
 
 
 
 
 
 
 
 

No Impact on Public Schools 



Site Photo Documentation 
 

  
 Kenansville Road & Albert Street looking NE  Sign at Entrance (Albert Street & Kenansville Road) 

 

  
Kenansville Road & Albert looking East  

 

  
Kenansville Road & Albert looking South   Albert Street looking NW toward Kenansville Road 
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Findings 
  
In its review of the 
proposed application, 
staff has determined: 
 
1. The request is 

consistent with the 
GOPs of the Osceola 
County 2025 
Comprehensive 
Plan. 
 

2. The request is 
compliant with all 
applicable 
requirements of the 
Osceola County 
Land Development 
Code. 

 
3. The request is 

compatible with 
surrounding uses. 

 
 
 
 

STRATEGIC PLAN 2012: 
The proposed Planned Development is consistent with the County’s Strategic plan 
in that transportation, distribution and logistics (TDL) uses have been identified as a 
strength for Osceola County Economic Development and a major component of all 
five targeted industry clusters in the May 2012 Industry Cluster Study.  These uses 
are consistent with the Strategic Plan 2012 in that they will Grow and Diversify the 
County's Economy.   

PROJECT DESCRIPTION: 
The intent of this application is to approve the Yeehaw Transportation & 
Distribution Center Planned Development and to extend the expiration date of the 
Planned Development by three (3) additional years for a total of five (5) years.  

The applicant has submitted the PD Narrative and Concept Plan that was previously 
approved for this site under PD09-00002.  There are no proposed changes to the 
previously approved Planned Development Narrative for PD09-00002, which was 
approved by the Board of County Commissioners on July 12, 2010 and which will 
expire July 12, 2012.  The 2009 PD Narrative is being included as part of this 
request and being re-affirmed as the approved PD.  Pursuant to Chapter 14.24 I, the 
expiration date of the Planned Development will be established as two years after 
the Board of County Commissioners approval, unless subsequent development 
application is approved and acted upon.  Based on the use being identified as a 
targeted industry and the current market, the applicant has requested that the 
expiration date established in the LDC be extended by an additional three (3) years, 
for a total of five (5) years after Board approval.  If the additional three (3) year 
extension of the expiration date is approved by the Board of County Commissioners 
at their meeting on July 16, 2012, the new expiration date for PD12-00013 will be 
July 16, 2017. 

The development program within the Planned Development remains unchanged 
with from the previously approved PD and is illustrated below.   
 

Use Maximum Development 
Program 

Commercial  30,000 sq. ft. 

Warehousing & Distribution 1,200,000 sq. ft. 

Light Industrial 150,000 sq. ft. 

Utilities 3 Acres 

Conservation 25 acres 

 

The following attachments are included as supporting documentation for the 
proposed request: 

Attachment A:  Planned Development documents, including the PD Application 
and PD Narrative and Concept Plan. 

Attachment B: Support documentation from the School District of Osceola County 
(SDOC) and site photo documentation. 
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BACKGROUND: 
The Yeehaw Transportation Distribution Center policies in the Comprehensive Plan 
were established in the 2007 Comprehensive Plan as Goal 4:  Yeehaw Distribution 
Center to take advantage of the strategic location offered by Yeehaw Junction by 
encouraging the development of a transportation-related distribution center that can 
efficiently serve the needs of the state’s metropolitan areas while providing 
employment opportunities within the southeastern part of Osceola County.  The 
policies facilitate a mixture of warehouse/distribution, light industrial, commercial, 
residential, conservation and utility uses within the Yeehaw Transportation District.  
The policies further establish standards for provision of public facilities and 
infrastructure as well as requirements for preservation of environmentally sensitive 
areas.  On February 1, 2010 Osceola County approved CPA09-0004 via ORD10-03, 
which included modifications to FLUE Policy 4.2.1 and 4.2.13 of the Yeehaw 
Transportation & Distribution Center Goal 4 in the Future Land Use Element of the 
Comprehensive Plan, which increased allowable warehouse/distribution allocations 
from 1,200,000 to 2,000,000 and modified criteria review of external trips on 
adjacent roadways.   

The 205-acre Yeehaw Transportation & Distribution Center Planned Development 
(PD09-00002) was approved by the Board of County Commissioners on July 12, 
2010.  The PD allows for a mixture of commercial uses, warehouse and distribution 
uses, as well as a number of industrial uses, including utilities.  The PD includes 
development criteria for each type of use.  The Yeehaw Transportation & 
Distribution Center Planned Development includes a large portion of the 400+ acre 
Yeehaw Transportation Distribution Center as defined in the Comprehensive Plan, 
but does not cover the entire land area, nor does it encumber all of the available 
development program established in the Comprehensive Plan.  As the applicant has 
not obtained approvals for Conceptual Development Plan (CDP) or Engineering 
Improvement Plan (EIP) within two years of the date of approval of the preliminary 
concept plan or the approval will become void on July 12, 2012.    

In 1998, the County approved a temporary Conditional Use (CU98-00051), which 
allowed for the construction and operation of a temporary asphalt plant for a period 
of operation of two (2) years.  The PD Narrative does not incorporate this use as a 
permitted use.  A condition of approval was added to PD09-00002 to prohibit the 
use.  This condition is being brought forward with PD12-00013. 

The applicant has been working closely with the Economic Development 
Department to market their property, but is not prepared to submit Subdivision or 
Engineering Improvements Plans that would vest the uses in their Planned 
Development; therefore, they have requested approval of PD12-00013 to secure the 
uses in the Planned Development and to allow additional time to market the 
property for new commercial and industrial development.  The application notes 
that the property owner has been working closely with the Osceola County 
Economic Development Department to find job creating user for the center, 
however, due to the general economic climate, have been unable to locate a user.  
The application further notes that the pace of industrial development is beginning to 
pick up and that the extension of this PD would allow the County to maintain an 
inventory of large, ready-to-go industrial zone properties that can attract job 
creators.  PD12-00013 is intended to reestablish the Planned Development Zoning 
and replace the expired PD as well as extend the PD for a total of five (5) years. 
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The subject property has a Future Land Use Designation of Mixed Use and a 
Planned Development Zoning Designation.  The Goal 4 of the Comprehensive Plan 
outlines the desired development program for the Yeehaw Transportation & 
Distribution Center—the existing PD is consistent with the allowable development 
program.  The Planned Development Narrative includes development standards 
including lot coverage, lot size, setbacks, building heights, buffering, landscape, as 
well as parking standards.  This PD proposed no changes to the previously approved 
development standards that were approved as part of PD09-00002.  The following 
table summarizes adjacent future land use designations, zoning districts and existing 
uses: 
 

Direction of 
Adjacency 

Future Land Use 
Designation Zoning Existing  

Use 

North Rural/Agricultural, Rural 
Settlement, and Commercial AC and RMH Vacant Pastureland 

East Rural Agriculture AC Vacant Pastureland 
South Mixed Use AC Vacant Pastureland 

West Rural/Agricultural, Mixed 
Use, Rural Settlement AC and R-1M Vacant Pastureland 

 

The uses proposed in the Yeehaw Transportation District Planned Development, 
which are unchanged since the 2009 approval, remain consistent and compatible 
with the surrounding zoning districts, Future Land Use designations and existing 
uses.  

 

Wetlands:  According to the existing approved PD, there exist approximately 25 
acres of wetlands within the PD. The three significant wetlands areas have been 
designated as conservation on the PD Concept Plan, which will be preserved by 
dedication to the Yeehaw Transportation & Distribution Center Property Owners 
Association.  Any future expansions or development that may impact these 
wetlands will be required to demonstrate compliance with applicable local, state, or 
federal permitting and mitigation requirements. 

Soils & Minerals:  According to the Map 6A: Soils and Minerals of the Future Land 
Use Map Series, the proper has a variety of soil types, including Placid Fine Sand, 
Samsula Muck, Basinger Fine Sand (Depressional), Smyrna Fine Sand, Immokalee 
Fine Sand, Myakka Fine Sand, Cassia Fine Sand, Paola Sand (0-5% Slopes), 
Satellite Sand, and Pompano Fine Sand.  Site development plans will address 
appropriate engineering based on the type of soils where development will occur. 

Floodplain:  According to Map 4A: Floodplains of the Future Land Use Map Series, 
a small portion of land in the northeast corner and the southeast corner of the 
property are within the 100 year floodplain—these areas coincide with the wetland 
areas that are proposed for preservation on the PD Concept Plan.  Any impacts to 
the floodplain will be compensated for through the proposed stormwater 
management system with the Engineering Improvement Plans. 
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JUSTIFICATION/ TECHNICAL ANALYSIS: 
1.  Consistency with the Osceola County Comprehensive Plan 

In preparing the recommendation staff reviewed the proposed Planned 
Development for consistency with the Goals Objectives and Policies of the 
Osceola County 2025 Comprehensive Plan.  

Future Land Use Element Policy 1.1.4: Future Land Use Map (FLUM); 
relationship to zoning map  
In determining consistency with the Future Land Use Map, considerations such 
as land use compatibility, location, availability and capacity of services and 
facilities, market demand, and environmental features were addressed.  The land 
uses, densities, and intensities in the Planned Development are consistent with the 
densities and intensities established in the Yeehaw Distribution Center GOPs.  

Future Land Use Element Goal 4:  Yeehaw Distribution Center 
The County shall take advantage of the strategic location offered by Yeehaw 
Junction by encouraging the development of a Transportation-related distribution 
center that can efficiently serve the needs of the state’s metropolitan areas while 
providing employment opportunities within the southeastern part of the County.    

Excerpts from the Yeehaw Transportation distribution Center Objectives and 
Policies (GOPs) are provided below which outline the project consistency 
with the Osceola County Comprehensive Plan. 

Policy 4.1.1:  Yeehaw Transportation Distribution Center (YTDC). 
Development of the Yeehaw Transportation Distribution Center shall be in 
accordance with the following: 
• All development must be submitted as a Planned Development;  
• The total overlay area must consist of lands that are adjacent to each other and 

total no less than 400 acres;  
• All development must meet or exceed the adopted level of service standards 

for Osceola County, and  
• All permanent development will use central water and sewer services. 

Objective 4.2:  Development Standards  
Development within the Yeehaw Transportation Distribution Center Overlay will 
consist of a mix of land uses that provides an opportunity to achieve an integrated 
balance between transportation related uses, commercial uses and residential uses. 

Policy 4.2.1:  YTDC mix and distribution of land uses. 
The following mix and distribution of land uses shall be allowed:  

a. Warehouse/Distribution  2,000,000 sq. ft.  
b. Light Industrial  200,000 sq. ft. 
c. Commercial       50,000 sq. ft.   
d. Residential       630 du    
e. Conservation        74 acres* 
f. Utilities        10 acres  

 * Final Conservation acreage subject to field verification and wetland determination. 

Policy 4.2.3: YTDC public facilities. 
Public facilities and utilities required to serve the needs of the businesses, 
employees and residents may be allowed within the Overlay.  They shall be 
sized and built consistent with the demands generated by the approved mix and 
amount of land use activity.  
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Policy 4.2.4:  YTDC housing. 
The Yeehaw Transportation Distribution Center shall include on site housing 
units that are affordable to 50% of the employees of the Yeehaw Transportation 
Distribution Center, unless a reasonable demonstration is made that comparably 
priced housing is located within a 20 minute, 10 mile travel distance from the 
Yeehaw Transportation Distribution Center.  Monitoring on the provision of this 
housing shall be performed before development in excess of 750,000 square feet 
of warehouse/distribution space receives certificates of occupancy, and again 
before a cumulative total of 1.2 million square feet of warehouse/distribution 
space receives certificates of occupancy.  For the purposes of this policy, the 
issuance of residential building permits shall constitute provided housing.  The 
ECFRPC Affordable Housing Methodology shall be used as a “reasonable 
demonstration” for showing that off-site housing is available as well as the means 
for monitoring the provision of on-site affordable housing.  

Policy 4.2.5:  YTDC stormwater. 
All regionally significant wetlands within the jurisdiction of the SJRWMD shall 
be retained and may be incorporated into the stormwater management system in 
such a manner as to maintain current or restore historic hydro periods and wildlife 
values.  

Policy 4.2.6:  YTDC preservation areas. 
The wetlands systems, upland buffers, other conservation tracts and mitigation 
areas shall be regarded as preservation areas for the purpose of protecting their 
natural attributes and shall have their developmental uses restricted by 
conservation easement as provided in Florida Statutes.  Easements shall be 
conveyed to the St. John River Water Management District, the Florida 
Department of Environmental Protection, Osceola County or any other 
organization dedicated to conservation.  Passive recreation facilities such as, but 
not limited to boardwalks, trails, educational displays and other similar uses are 
permitted land uses within these preservation areas. 

Policy 4.2.7:  YTDC Conservation land uses. 
The boundaries of the Conservation land use area may be adjusted to be consistent 
with wetland jurisdictional lines determined by the SJRWMD and other 
jurisdictional lines as may be determined by other agencies of jurisdiction.  In 
such cases, land initially presumed but later determined not to be classified as 
wetland will take on the land use category assigned to the upland portion of the 
adjacent development site.  

Policy 4.2.8:  YTDC containment: hazardous materials management. 
Containment measures such as impervious paving, collection basins and spill 
response equipment will be used during construction and operation for 
warehousing/distribution uses to assure that all potentially hazardous materials are 
properly stored and controlled so that ground and surface waters are protected 
from contamination. 

Management Plans shall be submitted to Osceola County for all hazardous 
materials users, producer and sellers.  Hazardous materials 
management/containment plans, for projects intended to serve hazardous material 
users, producers, and sellers shall be prepared in accordance with all government 
and industry standards and submitted for review with the Planned Development 
and approved prior to the issuance of any related building permits.  
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Policy 4.2.9:  YTDC water and wastewater services. 
Water and wastewater services shall be located and provided on-site by the 
developer as part of the Planned Development approval process.  Such services 
shall meet all applicable level of service standards established by Osceola County 
and shall be limited to lands associated with the Yeehaw Transportation.  

Policy 4.2.10:  YTDC: design and construction of water and sanitary sewer system. 
The developer shall design and construct the potable water system and sanitary 
sewer system in accordance with the ordinances and rules of the Toho Water 
Authority in place at the time of construction.  Once constructed and all applicable 
fees paid, the water treatment and distribution system and the sewage treatment 
collection facilities shall be owned and operated by Toho Water Authority.  These 
systems shall require the issuance of all permits including any required CUP from 
the St. John’s Water Management District.  Furthermore, these systems shall be 
subject to the requirement of the Natural Resource Utilization Land Use as 
defined by Policies 1.3.37 through 1.3.39, inclusive  

Policy 4.2.12:  YTDC: internal trip capture. 
Development within the Yeehaw Transportation Distribution Center shall be 
internally interconnected to promote the internal capture of trips.  Pedestrian ways 
and bicycle lanes shall be provided within the Overlay area where such facilities 
can provide appropriate and safe alternatives to automotive travel, given the heavy 
truck traffic that is expected within the site.  

Policy 4.2.13:  YTDC: external traffic. 
Development of the Yeehaw Transportation Distribution Center shall not 
overburden the public highway system and shall comply with applicable Osceola 
County transportation concurrency and other transportation management 
programs. No new net trips shall be allowed onto the public highway system 
unless consistent with adopted LOS for the adjacent road network. 

Policy 4.2.14:  YTDC: roadway LOS deficiencies. 
Should Osceola County identify any deficiency in level of service standards on 
the public roadway system caused by any phase of the development within the 
Yeehaw Transportation Distribution Center, the developer shall be responsible to 
resolve the lack of available capacity by implementing any of the following 
mechanisms or combination thereof:  

a. Fund and/or construct 100 percent of the necessary improvement.  
b. Withdraw any phase of development and wait for sufficient capacity to 

become available through the continued implementation of a Capital 
Improvement Plan. 

c. Reduce the density or intensity of a phase of development to accommodate 
available capacity at the adopted level of service standard.  

d. Receive approval to a request to expedite an improvement listed in the Capital 
improvement Element. 

e. Meet with the County Planning and Engineering staff and establish an 
equitable Concurrency Roadway Deficiency agreement to address the funding 
or capacity improvements of the deficient roadway segment(s) necessary to 
provide sufficient capacity for the proposed development. 

The project will be required to meet the requirements of all of the objectives and 
policies established under Future Land Use Element Goal 4:  Yeehaw Distribution 
Center. 
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2.  Compliant with the Land Development Code  
In preparing the recommendation staff reviewed the proposed Planned 
Development for compliance with the Osceola County Land Development Code 
(LDC).  The PD was found to be compliant with the Land Development Code 
when it was reviewed and approved in July 2010.  The PD proposes to reaffirm 
the original PD Narrative and Master Plan with no changes.  

Land Development Code, Chapter 14, Section 14.24 A 
The previously approved Planned Development, which was approved in 2010, 
remains compliant with the Purpose and Intent of a Planned Development as outlined 
in Section 14.24 A of the Osceola County Land Development Code (LDC) in that it 
allows implementation of flexible design guidelines that depart from conventional 
straight zoning standards in order to provide a fully integrated, quality development. 

Land Development Code, Chapter 14, Section 14.24 B (3) 
The planned industrial development district is intended for the development of 
industrial and business parks; however, supporting non-industrial uses including 
eating establishments or supporting commercial uses may also be permitted when 
complimentary to, compatible with, and integrated into a planned park. These special 
uses shall be reviewed by the Planning Official to determine whether they are 
complimentary and compatible with the PID prior to approval of the concept plan. 

Land Development Code, Chapter 2, Section 2.5 C (1) 
The previously approved Planned Development Narrative and Concept Plan, which 
were approved in 2010, remain complaint with Section 2.5 C (1) of the Osceola 
County Land Development Code (LDC), which defines criteria for reviewing and 
evaluation the PD for compatibility.   The PD is unchanged and remains complaint 
and compatible.  The criteria are outlined below. 

a.  Whether there exists an error or ambiguity which must be corrected. No 
ambiguity or error exists, which needs correction; however extension of the 
Planned Development will further the intent of facilitating distribution center 
in Southeast Osceola County. 

b.  Whether there exist changed or changing conditions which make 
approval of a proposed application appropriate.  PD09-00002 did not 
move forward with physical development due to current market conditions.  
This PD requests an additional three (3) year extension, for a total of five (5) 
years, to continue to market the property for new development.  Staff supports 
the request for extended expiration date based on the current slow absorption 
of industrial uses and the May 2012 Industry Cluster Study which identified a 
need for Transportation, Distribution and Logistics (TDL) uses to support the 
County’s strategic goal to grow and diversity the County’s economy. 

c.  The impact of a proposed change on the intent of the Ordinance. The 
proposed PD does not change land uses, densities, intensities, or development 
standards of the previously approved Planned Development and does not 
negatively impact the intent of the Ordinance.  

d.  The relevant testimony of any applicant. See attached Application and PD 
Narrative in Attachment A.  

e.  The recommendation of staff. The project was reviewed by the 
Development Review Committee on 06/20/12.  
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f.  The relevant testimony of the public. The public will be provided the 
opportunity to provide comments at the public hearings.  

g.  Whether a proposed land use change is consistent with the goals, 
objectives, policies, and intent of the Comprehensive Plan. The proposed 
PD is consistent with the goals, objectives, policies, and intent of the 
Comprehensive Plan as established in Section 1 of this Staff Report.  

h.  Whether a proposed land use change meets or exceeds all performance 
and location standards set forth for the proposed use. The proposed PD 
does not propose any change to the previously approved performance and 
locational requirements established in the original PD.  The PD continues to 
meet or exceed the performance and location standards set forth for a PD in 
Chapter 14 of the Osceola County LDC. Development standards are outlined 
in the PD narrative, which is included in Attachment A.  

i.  Whether urban services, as defined in the Comprehensive Plan, are, or 
will be, available and adequate to serve a proposed land use change, 
when proposing a change to a land use category.  Urban services such as 
water, solid waste and site drainage are addressed in the PD.  Water and solid 
waste will be provided via coordination with Toho Water Authority.  The 
proposed PD will not change, nor effect existing proposed urban services.  

j.  Whether a proposed land use change is consistent with the densities, 
intensities, and general uses set forth in the Comprehensive Plan. The 
proposed PD will not result in any increased densities or intensities and is 
consistent with the densities, intensities and general uses set forth in the 
Osceola County Comprehensive Plan 2025 Future Land Use Element.  

k.  Whether a proposed land use change will protect, conserve or preserve 
environmentally critical areas and natural resources. The PD addresses 
three existing wetlands for onsite preservation.  The narrative states that no 
threatened or endangered species have been identified on site.  The proposed 
PD will not affect any critical areas or natural resources.  Any issues 
regarding vegetation, wetlands and wildlife will be further addressed through 
the permitting and construction process and will be required to meet the 
standards established for the Yeehaw Distribution Center in the Future Land 
Uses Element of the Comprehensive Plan.  

l.  Whether a proposed land use change will be compatible with existing or 
planned uses and not cause damage, hazard, nuisance, or other 
detriment to persons or property. The proposed change to date of the 
expiration of the PD has no impact on the permitted uses and will not cause 
damage, hazard, nuisance or other detriment to persons or property.  

m.  Whether the location of a proposed land use change places an undue 
burden upon existing transportation by streets with the capacity to carry 
traffic generated by the development. The proposed changes do not 
increase the maximum intensity or density of the PD; therefore there is no 
increase in the traffic that was previously generated by PD09-00002. The 
applicant shall be responsible for all mitigation as determined by the 
approved traffic impact analysis as outlined in the conditions approval and 
the Land Development Code.   

n.  Whether a requested use will be in compliance with all applicable 
general provisions and supplemental regulations pertaining to the use, as 
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set forth elsewhere in this Ordinance. The existing PD (PD09-00002) and 
the proposed PD (PD12-00013) are in compliance all applicable general 
provisions and supplemental regulations pertaining to the use, as set forth 
elsewhere in this Ordinance.  Future land development applications will be 
reviewed to ensure compliance with applicable regulations not specifically 
outlined in this staff report. 

o. Whether a proposed change is to rectify errors on the official zoning 
map. With regards to this PD, no error exists on the official zoning map.  

Impacts to Adopted Levels of Service 
Future development applications for the site will be required to undergo 
technical review and meet all Land Development Code and related level of 
service standards for the provision of public facilities and services.  Following 
approval of the PD application, an Engineering Improvement Plan (EIP) shall be 
required to address upgrades to the property, including access, parking, drainage 
and utilities.   
School Capacity:  This Planned Development proposes no changes to residential 
units or the development program; therefore, there are no additional impacts on 
public schools. See Attachment B for the School District’s Adequate Capacity 
Analysis.  
Potable Water & Sanitary Sewer:  According to the PD Narrative, the Toho Water 
Authority (TWA) will be the water and wastewater provider for the project.  The 
irrigation needs of the project will utilize reuse water as the primary water source.Per 
letter received in 2009, TWA will be the water, irrigation and sewer services provider 
for this project 
Transportation:  The applicant proposes their primary access to the PD to remain 
onto US 441/S. Kenansville Road.  Conditions of approval have been 
established to ensure compliance with transportation LOS.  PD09-00002 did not 
reserve capacity for any of the development program. 

Analysis of the previous conditions of approval for PD09-00002.  
Prior Special Conditions of approval from PD09-00002 were analyzed as part of 
the technical analysis to determine if they were still applicable to be carried 
forward with the new Planned Development, PD12-00013.  Conditions that 
were satisfied or are no longer needed are proposed to be deleted.  Conditions 
that are still applicable are proposed brought forward and/or revised to be 
consistent with this request.  The final proposed Special Conditions are included 
in the staff recommendation. 

1. The following Specifications for Detailed Concept Plan will be deferred to 
the EIP stage of development: 
a. Existing ground surfaces and proposed elevations, base flood elevation 

and subsurface conditions; (LDC §14.24.H.b) 
b. Proposed pavement type; (LDC §14.24.H.d) 
c. Proposed water distribution and sanitary sewer layout; (LDC 

§14.24.H.e, FLUE Policy 4.2.10) 
d. General site lighting plan; (LDC §14.24.H.f) 
This condition is covered within the Land Development Code; therefore is 
not necessary to be brought forward with the PD and should be deleted.  

2. A traffic impact analysis addressing site access, and the impacts to area 
roadway segments and intersections, including but not limited to the 
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intersection of US 441 at SR 60, shall be submitted and approved prior to 
EIP submittal.  The applicant will be responsible for the design, permitting, 
and construction of all necessary improvements as identified in the 
approved traffic impact analysis.  
This condition shall be brought forward with PD12-00013. 

3. The applicant has elected to defer capacity reservation for an 800,000 
square foot distribution center, 100,000 SF Transportation Related Industry 
uses, 10,000 SF Truck Stop and 5,000 SF Fast Food uses. Therefore, the 
applicant will provide a Final Concurrency Application, including a letter 
of service intent and adequate capacity at the appropriate level of service, or 
lack thereof, to serve the proposed development, from the utility provider 
for water and sewer at the time of the Engineering Improvement Plan 
Submittal.  Prior to receiving Engineering Improvement Plan (Final 
Development Order) approval for this project, a positive concurrency 
evaluation is required.  
This condition shall be brought forward with PD12-00013 with revisions to 
be consistent with development program and the Concurrency Application. 

4. Six-foot wide sidewalks shall be constructed along all internal roadway 
frontage within the Commercial and Residential land uses in order to 
provide internal connectivity within the planned development. 
This condition shall be brought forward with PD12-00013. 

5. TWA will be the water, irrigation and sewer services provider for this 
project, per the letter received from TWA. 
This condition is covered within the Land Development Code; therefore is 
not necessary to be brought forward the PD and should be deleted. 

6. Any necessary permits will need to be obtained from the SJRWMD. 
This condition is covered within the Land Development Code and Florida 
Statutes; therefore is not necessary to be brought forward the PD and 
should be deleted. 

7. Per FLUE Policy 4.2.4, monitoring of employee housing shall be performed 
before development in excess of 750,000 square feet of warehousing and 
distribution receives certificates of occupancy and again before a 
cumulative total of 1.2 million square feet of warehousing and distribution 
space receive certificates of occupancy. 
This Condition is covered by the Future Land Use Element of the 
Comprehensive Plan but is a good reminder to the applicant of his 
monitoring requirements; therefore, shall be brought forward with this PD 
in modified form to provide current policy reference. 

8. Prohibition of plants for the production and distribution of concrete and 
masonry products.    
This condition shall be brought forward with the PD. 

Development Review Committee Informational Comments (06/20/12): 

a. The narrative calls out cell towers as a permitted use, please be advised, 
that while the use is permitted, the location and siting standards will need to 
be addressed through a separate conditional use application as outlined in 
the Land Development Code (LDC).  Zoning recommends that a condition 
of approval be added to clarify cell tower requirements. 
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b. Please note that the Adult Entertainment may only be allowed under 
Ordinance 93-9, as may be amended from time to time.  These uses will 
only be allowed in areas identified for industrial use and subject to 
requirements in ORD 93-9. Zoning recommends that a condition of 
approval be added to clarify accurate adult entertainment requirements. 

c. Pending approval by the Board of County Commissioners at their meeting 
on July 16, 2012, the new expiration date for the Planned Development will 
be July 16, 2017. 

d. PD09-00002 did not reserve capacity for any of the development program. 

e. Per letter received in 2009, TWA will be the water, irrigation and sewer 
services provider for this project 

 
RECOMMENDATION AND REQUESTED ACTION: 
Approval of PD12-00013 to establish a Planned Development zoning district to 
allow a mixed use industrial park in the Yeehaw Transportation Distribution Center 
and to extend the date of the Planned Development expiration by three (3) 
additional years for a total of five (5) years.  The Special Conditions recommended 
by the Development Review Committee at their meeting on June 20, 2012 are 
provided below. 

1. This approval shall supersede PD09-00002; however, this approval shall 
reaffirm the Yeehaw Transportation & Distribution Center PD Narrative 
and Concept Plan dated "REVISED MAR 03 2010" that was previously 
approved under PD09-00002.   

2. Communication towers shall require Conditional Use approval. 

3. Adult Entertainment shall be compliant with ORD 93-9, as may be 
amended from time to time. 

4. All targeted industry uses identified in the Industry Clusters Analysis dated 
May 2012, which are not specifically identified in the PD Narrative, shall 
also be permitted uses in their associated commercial or industrial use 
category. 

5. A traffic impact analysis addressing site access, and the impacts to area 
roadway segments and intersections, including but not limited to the 
intersection of US 441 at SR 60, shall be submitted and approved prior to 
EIP submittal.  The applicant will be responsible for the design, permitting, 
and construction of all necessary improvements as identified in the 
approved traffic impact analysis.  

6. The applicant has elected to defer capacity reservation. Therefore, the 
applicant will provide a Final Concurrency Application, including a letter 
of service intent and adequate capacity at the appropriate level of service, 
or lack thereof, to serve the proposed development, from the utility 
provider for water and sewer at the time of the Engineering Improvement 
Plan Submittal.  Prior to receiving Engineering Improvement Plan (Final 
Development Order) approval for this project, a positive concurrency 
evaluation is required.  
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7. Six-foot wide sidewalks shall be constructed along all internal roadway 
frontages within the Commercial and Residential land uses in order to 
provide internal connectivity within the planned development. 

8. Per Yeehaw Transportation Distribution Center Policies in the Future Land 
Use Element, monitoring of employee housing shall be performed before 
development in excess of 750,000 square feet of warehousing and 
distribution receives certificates of occupancy and again before a 
cumulative total of 1.2 million square feet of warehousing and distribution 
space receive certificates of occupancy.  Each EIP submittal shall include a 
running tally of prior EIP approvals, CO’s, and their cumulative totals. 

9. Plants for the production and distribution of concrete and masonry products 
are prohibited.    

 
PLANNING COMMISSION RECOMMENDATION: 
On July 12, 2012, the Planning Commission will hear and make recommendation 
related to the request establish a Planned Development zoning district to allow a 
mixed use industrial park in the Yeehaw Transportation Distribution Center and to 
extend the date of the Planned Development expiration by three (3) additional years 
for a total of five (5) years.  The Planning Commission action will be presented via 
addendum at the July 16, 2012 Board of County Commissioner Meeting. 
 
ATTACHMENTS: 
Attachment A - Planned Development Documents  

 Application date-stamped “RECEIVED MAY 23, 2012” 

 PD Narrative date-stamped, “REVISED MAR 03 2010”  

 PD Concept Plan date-stamped, “REVISED MAR 03 2010”  

 

Attachment B - Supporting Documentation 

 School District of Osceola County School Capacity Report  

 Site Photo Documentation  
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Supporting Documentation 

 

 



CSA:  9 – St. Cloud Page 1 of 1 May 31, 2012 
HRCS – 39.88 miles SA: 405 (Rev. 05.14.12) 
SCMS  48.85 miles 
HRHS  39.07 miles  

SCHOOL CAPACITY REPORT 
The School District of Osceola County 

Planning Services Department 
 

 
SDOC CASE # 12-05.29   TRS#:  PD12-00013    Current FLU:  Mixed Use as outlined in Goal 4,  

Yeehaw Distribution Center Overlay 
         Requested FLU: 
PROJECT NAME:  Yeehaw Transportation & Distribution Center - PID       
         Current Zoning:  AC 
PROJECT LOCATION: 2900 Albert Road, Yeehaw Junction  Requested Zoning:     
       
COMMENTS DUE DATE:  June 4, 2012  PID#:  03-32-34-0000-0010-0000, 02-32-34-0000-0030-0000,  

11-32-34-0000-9918-0000, -0013-0000 
 
 
 
 
 
 
 
 

No Impact on Public Schools 



Site Photo Documentation 
 

  
 Kenansville Road & Albert Street looking NE  Sign at Entrance (Albert Street & Kenansville Road) 

 

  
Kenansville Road & Albert looking East  

 

  
Kenansville Road & Albert looking South   Albert Street looking NW toward Kenansville Road 
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National Due Diligence Services 

Exhibit I – Zoning Ordinance 

SEE BELOW 



A.

B.

C.

D.

A.

1.

2.

1.4.2 - NONCONFORMING STRUCTURES

A building or structure or part thereof shall not be erected, constructed, reconstructed, located,

moved or structurally altered in any manner so as to create a nonconforming structure.

A nonconforming structure may be maintained, and repairs and alterations may be made. The

nonconforming structure may be enlarged or altered for a permitted use, provided that the

enlargement or alteration does not create a new nonconformity or increase in degree the existing

nonconformity, and the enlargement or alteration is not in violation of any zoning requirements.

When a nonconforming structure is damaged or deteriorated by more than fifty (50) percent of

the assessed value of the structure, as determined by the County Property Appraiser, such

structure shall not be rebuilt except in compliance with all the requirements of this Code. For the

purposes of this section value shall be determined prior to the damage occurring. If not more

than fifty (50) percent of the structure is damaged, the owner shall have one (1) year from the

date of damage to obtain the appropriate permits to repair the structure without having to

rebuild or repair in accordance with the requirements of this Code.

To avoid undue hardship, nothing herein shall be deemed to require a change in the plans,

construction or designated use of any structure on which actual construction was lawfully begun

prior to the adoption or amendment of this Code and upon which actual construction has been

diligently carried on thereby maintaining a valid development order. Demolition or removal

pursuant to a permit but preliminary to construction shall be deemed to be actual construction,

provided that work shall be diligently carried on until the completion of the structure involved.

Upon completion, however, such structures are considered nonconforming structures.

ARTICLE 3.5 - AGRICULTURAL USE SITING STANDARDS

3.5.1 - AGRICULTURAL USES

Items listed in the Agricultural Use Category of the Use Tables are permitted but may be subject to

the following siting standards within the zoning districts.

AGRICULTURAL STANDS/AGRICULTURAL PRODUCTS. On-site agricultural product sale is

permitted as indicated in the Use Tables, subject to the following standards.

The minimum setback of any structure housing the sale of products shall be one hundred

(100) feet from the property line.

The use shall provide for all required off-street parking and loading on private property.

Paved parking is not required; however, a surface that will not contribute to erosion or

sedimentation, either on-site or off-site, is required. If paved parking is provided, review by

the County Engineer shall be required.



3.

4.

5.

6.

7.

B.

1.

2.

3.

4.

5.

The use shall have direct vehicular access to a public street.

At least one (1) fully charged fire extinguisher shall be located on the premises at all times in a

visible, accessible location.

Written permission from the owner of the property, when the stand is not located on land

owned by the operator, shall be required on-site at all times the site is in use.

No more than one (1) readily removable, temporary structure, smaller than four hundred

(400) square feet for storage, display or sales shall be utilized. The structure shall not be for

visitor access.

The Agricultural Stand permit issued by Osceola County for the stand shall be displayed in a

conspicuous place at all times while stand is operational.

AGRITOURISM OR ECO-TOURISM ACTIVITIES. Agritourism or eco-tourism development

(hereinafter collectively referred to as "agritourism") shall be developed to "fit into its specific

physical and cultural contexts through careful attention to form, landscaping, color, and the use

of vernacular architecture where appropriate." An important part of the authentic cultural history

of the Osceola Kissimmee area is the Florida Cowman. The early Florida ranch and farm

vernacular style of architecture was designed to take advantage of passive solar and wind

attributes found in the natural Florida environment. Agritourism activities are permitted as

indicated in the Use Tables subject to the following standards:

Any agritourism development that is intended to be used for overnight lodging shall not be

occupied for a period of more than ninety (90) consecutive days, excluding on-site

management or staff housing or existing on-site housing.

Property used for agritourism development shall be located with access to a paved boulevard,

avenue or framework street or adjacent to a natural resource, consistent with the protection

of the resource. The development's interior roads do not need to be paved but should be

similar in nature to any existing roads on the property or to a typical Florida ranch road so as

to minimize the impact on the character of the area.

Agritourism activities are an emerging industry and may exist on a working farm or ranch or

other natural area deemed appropriate. An agritourism development shall be located on a

property with minimum of one hundred (100) acres or that is adjacent to preserved lands or

active agricultural lands that total the minimum. The maximum density of multi-unit lodge

rooms, cabins, tents or tent spaces shall not exceed one (1) unit per five (5) acres.

Development shall be encouraged to minimize impacts to existing vegetation.

All principal structures, accessory structures, temporary structures and tent spaces shall be

set back a minimum of fifty (50) feet from any perimeter property boundary line.



6.

7.

8.

a.

b.

c.

d.

e.

9.

C.

1.

2.

D.

1.

2.

3.

4.

The agritourism development master plan and architectural design shall fit into its specific physical and

cultural contexts through careful attention to form, landscaping, color, and use of vernacular architecture

consistent with its setting.

Guest and employee parking area(s) shall be located and designed consistent with the

environment in which they are located so as not to detract from the setting in which they are

placed. Pervious parking areas are encouraged where appropriate.

The agritourism development may be on the power grid; however, the development shall

strive to achieve energy self-sustainability through passive design and renewable energy

sources and newly developed technologies.

Within an agritourism development, the following ancillary uses are permitted:

Recreation amenities restricted to use by guests, including recreation rooms, equestrian

facilities, nature and walking trails, playgrounds, docks or similar facilities;

Entrance welcome center or gate houses or similar facilities designed to provide

information, check in and/or security to the development;

Maintenance facilities and housing for the management and staff;

Administrative office space necessary for operation of the agritourism development; and

small conference/educational meeting areas;

Commercial or retail use located internal to the development and restricted to use by

guests, including central lodge, restaurants, convenience food and beverage items or

other retail usage, and other ancillary support facilities.

The permitted ancillary commercial and retail uses shall, in addition to the requirements of

this Section, be located and accessed internally to the agritourism development.

AVIARIES. On-site aviaries are permitted as indicated in the Use Tables subject to the following:

The structure shall be a minimum required by industry standards for the breed housed.

The structure shall be a minimum of fifty feet (50') from the property line and located behind

the property's principal structure and be transparent in nature.

COMMERCIAL KENNELS/STABLES OR SIMILAR. Commercial kennels or similar are permitted as

indicated in the Use Tables subject to the following:

The minimum lot area shall be two (2) acres and the site must have direct access to a County

maintained road.

The method of disposal of all feces and other solid waste generated by the facility shall be

reviewed and approved by the Health Department.

All runs and kennel areas shall be fenced with chain link, solid wood fencing or a masonry

wall.



5.

6.

7.

8.

E.

1.

2.

3.

a.

b.

c.

d.

e.

f.

F.

The fence or wall shall be of quality material and be neat in appearance. The run or fenced kennel areas

shall be set back a minimum of fifteen (15) feet from rear and side property boundaries. The fenced kennel

area is not permitted within the front yard.

Use of outdoor areas by the animals shall occur no earlier than 7:00 a.m. and no later than

9:00 p.m.

Any facility or training of animals shall not include the use of loud noises or produce smoke or

odor or generate same.

Humane Society of the United States (HSUS) Guidelines shall be used, at a minimum for the

flooring, walls between kennels, drainage, heating and cooling, cage sizes and runs.

All outdoor runs shall be a minimum of one hundred fifty (150) feet from any residential

zoning district.

COMMUNITY GARDENS. Community gardens are permitted as indicated in the Use Tables subject

to the following:

There shall not be an existing dwelling upon the property.

No gardening or farming activities using machinery and equipment shall take place between

9:00 p.m. and 7:00 a.m. at any community garden.

Placement.

Community gardens on residentially zoned property shall have a minimum front yard

setback equivalent to that of any adjacent dwelling, or twenty-five (25) feet where there

are no adjacent dwellings, and minimum side and rear yard setbacks of five (5) feet. The

required front yard setback shall be provided along both street frontages for community

gardens located on corner lots.

All required yard setbacks shall be landscaped with grass, ground cover, shrubs, or other

natural landscape materials, and shall otherwise comply with the required standards and

regulations of this Code, for landscaping, greenbelts, buffers and screening.

Community gardens may also include but are not limited to any of the following accessory

uses and/or structures: raised or accessible planting beds; compost bins; picnic tables;

fences; garden art; rain barrel systems; rest room facilities or portable toilets; and

children's play areas.

All community gardens shall have suitable waste and recyclable containers that are

regularly serviced and screened.

Sale of crops shall be in accordance with provision included herein under "Agricultural

Stands."

Overhead and/or exterior lighting shall be prohibited at any community garden.



1.

a.

b.

c.

d.

e.

CONSERVATION SUBDIVISIONS. Conservation Subdivisions are permitted as either Single Family Attached

or Single Family Detached as indicated in the Use Tables. If there are conflicts between these standards and

standards contained elsewhere in the Land Development Code, the standards in this Article shall prevail.

Development aspects not covered by these standards shall be governed by the standards contained

elsewhere in the Land Development Code.

The purpose of a Conservation Subdivision is to preserve the agricultural opportunities and

natural features on site, promote recreational opportunities, and to incorporate the site's

historic and cultural features. Conservation subdivisions shall be designed with variations and

originality in lot layout to achieve the best relationship between development and open space

areas, and to preserve the characteristics of the natural landscape by:

Conserving areas outside the UGB for continued agricultural and/or silviculture use by

preserving large blocks of land with sufficient size to allow efficient operations;

Encouraging the maintenance and enhancement of habitat for various forms of wildlife

and creating new woodlands through succession and reforestation where appropriate;

Minimizing site disturbance and erosion through retention of existing vegetation and

avoiding development in sensitive areas;

Conserving open land, including those areas containing unique and sensitive features

such as natural areas and wildlife habitats, streams and creeks, wetlands and floodways;

Protecting scenic views and elements of the rural character outside of the UGB by

avoiding new development fronting directly onto existing public designated federal, state,

or county highways, unless an alternative rural character/natural buffer a minimum of

one hundred feet (100') in width is provided. Such buffer shall provide a seamless

continuation of surrounding agricultural character as illustrated in Figure 3.5.1a.

Figure 3.5.1a. Rural Character/Natural Buffer Examples

https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/15810/459582/3-5-1-Fa1.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/15810/459582/3-5-1-Fa1.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/15810/459582/3-5-1-Fa2.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/15810/459582/3-5-1-Fa2.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/15810/459582/3-5-1-Fa3.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/15810/459582/3-5-1-Fa3.png


f.

g.

h.

i.

j.

2.

3.

a.

b.

c.

Preserving and maintaining historic and archeological sites and structures that serve as

significant visible reminders of the County's social and architectural history;

Providing for active and passive recreational needs of County residents, including

implementation of the Comprehensive Plan;

Providing greater efficiency in the siting of services and infrastructure by reducing road

length and the amount of paving for development;

Creating more compact rural neighborhoods accessible to shared open space amenities

and with a strong community identity; and

Providing for enhanced public safety through the use of the National Fire Protection

Association (NFPA) Firewise recommendations where feasible in the design of home sites

and development clusters for protection from potential forest fires, wild fires, and

controlled burning activities.

Project Size. The minimum project size shall be one hundred (100) acres, which shall be

divided into Preservation/Agricultural Tract(s) and Developable Area Tract(s) as illustrated on

Figure 3.5.1b. The project Developable Area Tract(s) consists of Residential Tracts and/or

Common Area/Recreation Tracts.

Preservation/Agricultural Tracts. A minimum of fifty (50) percent of the land area within the

project shall be set aside as one or more "Preservation/Agricultural Tracts."

A Preservation/Agricultural Tract shall be dedicated for conservation, agricultural, or

recreational open space, which shall be permanently preserved via easement and

managed by the agricultural owner, homeowners association, property owners

association, land trust, conservation organization, public agency, or other ownership and

maintenance entity as defined/referenced on the plat. With the exception of non-

subdivided ancillary agricultural support residential, the easement dedication shall

remove all residential development rights from the open space, be in favor of the

management entity, and managed by the same.

Preservation/Agricultural Tracts shall be located in a manner that optimizes the land

maintained as open space to retain agricultural functions, promote recreational

opportunities, minimize fragmentation of area resources, and/or preserve existing

ecological connections.

Significant native habitat shall be designated as part of a Preservation/Agricultural Tract

wherever feasible. Native habitat includes, but is not limited to: upland forests, flatwoods,

oak scrub, sand pine scrub, and/or sites listed on the Florida Natural Areas Inventory

(FNAI) that are part of the ecologically connected matrix of natural areas significant for

wildlife habitat and water quality protection.



d.

e.

f.

4.

5.

a.

Preservation/Agricultural Tracts may be made up of agricultural/ranching uses and

associated ancillary support residential, public/civic spaces with recreational open space

permitted by zoning, upland buffers to wetlands, wetlands, water bodies or watercourses,

or trail links, as well as larger areas containing significant native habitat as mentioned

above.

Preservation/Agricultural Tracts shall be a minimum of three (3) acres or be sized

appropriately for the intended use.

Management Plan: If the Preservation/Agricultural Tract is not preserved for

agricultural/ranching uses and maintained by the agricultural/ranch owner, the developer

shall, in cooperation with other local, state and federal agencies and entities, create a

Management Plan to be approved by the County Manager for the tract. The Plan shall

include provisions to provide management activities necessary to preserve, enhance,

restore, conserve, maintain, or monitor the land, as appropriate. The Plan shall ensure all

uses are consistent with preservation, enhancement, restoration, conservation, and

maintenance of the land, and shall estimate the annual capital and operating costs of

implementing the Plan. Management activities included in the Plan may include, but are

not limited to: exotic/nuisance plant species removal, native vegetative communities'

restoration, natural hydrology restoration, natural fire regime restoration, feral hog or

livestock removal from natural areas, and similar activities. All Preservation/Agricultural

Tracts shall remain in a condition consistent with the approved Management Plan, (if

applicable).

Common Area/Recreation Tracts. Within the project Developable Area Tract(s), Common

Area/Recreation Tracts may include uses such as open space, active and passive recreation,

stormwater management, buffers, and other uses or activities intended for use by residents

of the Conservation Subdivision. Common Area/Recreation Tracts shall meet the residential

recreation requirements as outlined elsewhere in the LDC.

Residential Tracts. Residential density shall be one (1) dwelling unit per five (5) acres, based

on total acreage. Minimum lot size, building height, and building setbacks shall follow the

standards for LDR contained elsewhere in the LDC, and may vary depending on the type of

potable water well and sewer treatment/disposal systems proposed. These standards shall

meet the minimum required by the applicable state or County agencies reviewing the well

and sewer treatment/disposal system. Other development standards shall be as follows:

Accessory uses listed as ancillary in the residential siting standards shall be placed a

minimum of five (5) feet behind the front entry of the principal structure and a minimum

of five (5) feet from rear and side property lines. Accessory structures such as garages,

garage apartments, carports, pole barns, stables, or like uses are exempt from this



b.

i.

ii.

requirement, as are structures within the residential tract which are related to an agricultural exempt use

in the Preservation/Agricultural Tract; however, such uses shall not be located within any easement that

prohibits obstructions.

Perimeter Buffer: To protect existing rural and agricultural uses, when a Residential Tract

is adjacent to lots greater than or equal to five (5) acres, a developer may choose one (1)

of the following buffer options:

Separate the proposed Residential Tract from existing uses by a

Preservation/Agricultural Tract meeting above requirements.

Provide a "Medium" buffer as outlined elsewhere in the LDC with fencing constructed

of one the following materials: wooden post and horizontal wire; pre-cast concrete

post and rail; three rail wooden fence; steel I-beam vertical posts with wooden rails; or

Corten steel slatted fence.

Figure 3.5.1b Conservation Subdivision Tract Example



Figure 3.5.1c Small Lot Example

https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/15810/459582/3-5-1-Fb.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/15810/459582/3-5-1-Fb.png


Figure 3.5.1d Large Lot Example

https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/15810/459582/3-5-1-Fc.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/15810/459582/3-5-1-Fc.png


6.

7.

8.

Open Space and/or Recreation. Open space and recreation requirements may be provided in

either the Preservation/Agricultural Tracts (in which case it must be available to residents of

the development) or Common Area/Recreation Tracts, and shall be calculated as outlined

elsewhere in the LDC. Preserved wetlands and water management areas, if designed

appropriately with pedestrian access available, may contribute to the open space acreage, but

because of their limited open space value, can in no case comprise more than fifty (50)

percent of the required open space acreage as calculated on the Developable Area.

Stormwater Management. To the extent that permitting agencies allow, stormwater

management shall be governed by the standards contained elsewhere in the LDC.

Stormwater management facilities that incorporate Low Impact Development (LID) practices

and provide beneficial and functional wildlife habitat as outlined elsewhere in the LDC may be

counted at one hundred (100) percent toward open space requirements.

Potable Water. Water shall be obtained through either a public well accommodating the

development or private wells accommodating each home, which shall be permitted and

maintained through the applicable State or County agency.

https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/15810/459582/3-5-1-Fd.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/15810/459582/3-5-1-Fd.png


9.

a.

b.

10.

11.

a.

b.

c.

d.

12.

a.

b.

c.

On-site Sewer Treatment and Disposal. The extension of central sanitary sewer systems

outside the UGB shall be prohibited as outlined in the Comprehensive Plan Sanitary Sewer

Element. Residential sewage treatment shall be provided through either a package treatment

plant (public system) accommodating the development or through private systems

accommodating each home, which shall be permitted and maintained through the applicable

State or County agency.

Should a package treatment plant be utilized, the effluent shall be disposed of by

appropriate tertiary means other than settling ponds, as outlined elsewhere in the LDC for

waste related services (bio-solid disposal).

The use of reclaimed water and/or other non-potable sources of water shall be required

as available through above tertiary treatment methods.

Primary Access. Access to the Conservation Subdivision shall be provided from a state or

County maintained roadway.

Roadway Design Standards. All roadways within the conservation subdivision shall be

governed by the standards contained elsewhere in the LDC and outlined in the Osceola

County Road Construction Specifications, except:

Lots smaller than one-half (½) acre and one hundred (100) foot width at the property line

shall use an Osceola County Public Local Urban Roadway Section (with curb and gutter).

Lots with a minimum of one-half (½) acre and one-hundred (100) foot width at the

property line may use an Osceola County Public Rural Roadway Section.

Private roadways shall be reviewed through Osceola County's subdivision process

outlined elsewhere in the LDC. Alternative roadway cross-sections and materials may be

approved through Osceola County's subdivision process.

Developments meeting the requirements for a single access shall provide a turnaround at

a minimum of every eight hundred (800) feet, based on the largest fire apparatus in the

Osceola County Fire Department fleet.

Internal Circulation. An interconnected pedestrian, bicycle, equestrian, and/or All-Terrain

Vehicle (ATV)/Off-Road Vehicle (ORV)/Off-Highway Vehicle (OHV) circulation system shall be

provided within the Developable Area Tract(s).

If opportunity exists, provide linkages to existing and proposed offsite systems. The

pedestrian, bicycle, and/or equestrian systems shall have safe and convenient access to

the Preservation/Agricultural Tract from all residential lots. If the Preservation/Agricultural

Tract is being utilized strictly for agricultural purposes a linkage may be provided;

however, it is not required.

Pedestrian walkways are required to provide pedestrian access to student waiting areas.



13.

a.

b.

14.

a.

i.

ii.

b.

i.

ii.

iii.

F.

1.

2.

3.

ATV, ORV, and OHV connections through the Preservation/Agricultural Tract may be accomplished through

the creation of a trail system platted as part of the Common Area/Recreation Tracts.

Public Safety.

Properties located within five (5) miles of an Osceola County Fire Station shall provide a UL

listed fire alarm/early warning smoke detection system monitored by a UL approved

monitoring company.

Properties located more than five (5) miles from an Osceola County Fire Station shall

provide a UL listed fire alarm/early warning smoke detection system monitored by a UL

approved monitoring company. Property must also provide an approved NFPA 1142

"Standard on Water Supplies for Suburban and Rural Fire Fighting" water supply.

Student Waiting Areas and School Bus Access.

Though the School District will decide where school bus stops are placed, consideration

should be taken in the planning phase to provide safe options. School bus stops are most

often placed at the entrance of developments, though they may be placed at a central

location such as a clubhouse, park, or trailhead. Locations such as these shall be planned

as possible student waiting areas should the School District decide to utilize them, and

shall meet the following criteria:

The visibility of waiting students by vehicular traffic shall not be obscured; and

Parent vehicular waiting area shall be provided if the student waiting area is at the

entrance, and is encouraged to be provided if student waiting area is centrally located.

If the community is gated, above standards still apply, as well as the following standards:

The gate opening shall be at least fourteen (14) feet wide to accommodate school

buses and meet other County requirements regarding entrance gates as referenced

elsewhere in the LDC;

Gates shall remain open long enough to allow school buses to safely enter and exit;

If a key pad is used to enter, one (1) shall be placed between six (6) feet and seven (7)

feet from the ground to allow the driver to use it without exiting the bus.

Note: Regular buses will seldom enter communities that are gated, but the district may be

required under Federal regulations to enter the community for exceptional students.

GREENHOUSE OR NURSERY (COMMERCIAL). Commercial greenhouses or nurseries are

permitted as indicated in the Use Tables subject to the following:

Retail operations shall not occupy more than fifty (50) percent of the square footage of the

primary wholesale use of the property.

The retail operations shall have direct vehicular access to a boulevard or avenue.



G.

1.

2.

3.

4.

a.

b.

5.

6.

7.

8.

H.

1.

2.

a.

b.

3.

The retail portion of the property shall adhere to the parking requirements contained herein.

HUNTING OR FISHING CAMPS. Hunting camps are permitted as indicated in the Use Tables

subject to the following:

Hunt camp permits shall only be approved as a temporary use during hunting seasons as

defined by the Florida Fish and Wildlife Conservation Commission.

Fishing camps must be located within five hundred (500) feet of a lake, creek or canal

identified on a current tax map.

Hunting or fishing camps must contain a minimum of five (5) acres with two hundred (200)

feet of lot width or be adjacent to a hunting preserve.

An application for a Hunt Camp permit must include the following supporting documents:

Description of property providing legal description and confirming acreage.

Photograph of dwelling unit to be used on site (mobile home, motor home, recreational

vehicle or cabin).

If an RV is located on the property, documentation from authorized RV dealer or repair facility

confirming that a self-contained sewage system is operable, or a copy of a septic tank permit

from the Osceola County Environmental Health Department.

Site plan showing access and distance from County or state maintained road.

Applicant to sign affidavit recognizing that emergency services may not be available to the site

and stating that the site will not be used for permanent housing.

No property approved as a hunting or fishing camp will be eligible for homestead exemption

unless otherwise identified as such.

PACKING HOUSES. Packing Houses are permitted as indicated in the Use Tables subject to the

following:

All storage, except for motor vehicles, shall be within completely enclosed buildings or may be

located outdoors if it is effectively screened by a "High" buffer with a solid wall or fence at

least eight (8) feet high. Minimum site development area shall be ten thousand (10,000)

square feet.

Processing plants for non-meat products. Processing plants for non-meat products include

the packing of citrus, vegetables and fruits for retail consumption. These plants are permitted

as indicated in the Use Tables subject to the following standards:

Access to the plant shall be on a paved avenue, arterial, or framework street.

Loading areas shall be screened using a "High" buffer from adjacent properties.

Processing plants for meat products. Within three hundred (300) feet of a residential zoning

or residential future land use district, all business, servicing, processing and product display

concerning packing a meat product shall take place within a completely enclosed building.
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b.
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d.
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1.

2.

3.

4.

5.

6.

J.

1.

2.

3.

4.

K.

1.

a.

Processing plants for meat products are intended for the packing of meat product for retail consumption.

These plants are permitted as indicated in the Use Tables subject to the following standards:

Access to the plant shall be on a paved avenue, arterial, or framework street.

Loading areas shall be screened using a "High" buffer from adjacent properties.

All packing, butchering and related operations shall be conducted within enclosed

buildings.

The operation shall meet all Federal and State of Florida requirements and qualify for all

Federal, state and local health permits.

SAWMILLS. Sawmills are permitted as indicated in the Use Tables subject to the following:

Mill shall have access to a County maintained paved collector, boulevard, or framework street.

Sawmills shall not operate between the hours of 6:00 p.m. to 8:00 a.m. in the ARE district.

The burning of wood is prohibited.

Operations shall be on five (5) acres or more.

The operation shall be a minimum of one hundred fifty feet (150') from a residential property

line.

A dust control containment system shall be installed prior to active operations.

SLAUGHTER HOUSES. Slaughter Houses are permitted as indicated in the Use Tables subject to

the following:

All slaughtering, butchering and related operations shall be conducted within enclosed

buildings.

All offal shall be stored in water tight and odor tight containers.

The operation shall meet all Federal and State of Florida requirements and qualify for all

Federal, state and local health permits.

All animal holding areas shall be located a minimum of one thousand, three hundred twenty

(1,320) feet from any residential development or zoning district developed to or permitting a

density of five (5) units per acre or greater; a minimum of five hundred (500) feet from any

dwelling unit existing on adjacent property developed at less than two (2) units per acre at the

time of the development or expansion of the use; and a minimum of three hundred (300) feet

from any property line.

TRANSFER OF DEVELOPMENT RIGHTS. Transfer of Development Rights (TDR) are permitted for

lands as outlined in herein.

Calculations for the TDR sending sites shall be calculated as follows:



b.

c.

i.

ii.

iii.

2.

a.

Base TDR Credit. A base TDR credit shall have a ratio of one (1) Base TDR Credit per two point five (2.5)

acres of land determined as credit land. This Base TDR Credit applies to all properties as determined

eligible in the Sending Areas. The allowable TDR credits that a TDR Sending Site may transfer to a TDR

Receiving Site shall be determined eligible by multiplying the applicable TDR Credits to the acres of

developable land after retained development rights, if any, have been deducted. Fractions of Base TDR

Credits that result from calculations in this Section shall not be included in the final determination of Total

TDR Credits available for transfer.

Agricultural Preservation. In order to preserve agricultural land and enhance the ability to

produce agricultural product, for every twenty (20) years that a TDR sending site has been

maintained in continuous bona fide agricultural use, those lands may re-list their credits

with County as if it were a new application.

Multipliers. The following multipliers from the categories one (i) through (iii) below may be

applied to the base TDR for each applicable unit. For categories with multiple options,

multiple options may be applied per parcel. All calculations shall be added to the Base

TDR Credits as calculated from the property's eligible TDR Sending Credits.

Agriculture Multipliers. Continuous bona fide agricultural use shall be determined by

the definition used by Florida Statutes in determining agricultural exemption. Base

TDR Credits may be increased on TDR Sending Sites below for continuous bona fide

agricultural uses as follows:

After ten (10) years that a TDR Sending Site has been maintained in continuous bona

fide agricultural use, an additional one-half (0.5) TDR credits per Base TDR Credit can

be applied.

Military Influence. A Sending Site within a Military Operations Area/Military Blast Zone

(MOA/MBZ) area shall be eligible for increased TDR credits. A multiplier of one-half

(0.5) TDR credits may be applied in addition to the Base TDR Credits.

Historic and/or Cultural Multiplier. For TDR Sending Sites within the Historic/Cultural

Sending Area in unincorporated Osceola County designated on the National Register

of Historic Places or by the Comprehensive Plan, local ordinance, or resolution as a

significant cultural or historic property to meet the requirements of the

Comprehensive Plan, an additional one-half (0.5) TDR credits per Base TDR Credits

may be applied.

Calculations for the TDR receiving sites shall be calculated as follows:

The number of residential units on a Receiving Site within the Urban Infill area of the

Urban Growth Boundary (UGB) may be increased or decreased above or below that

allowed by its future land use designation through the purchase and utilization of TDR

credits.



i.

ii.

b.

i.

ii.

L.

1.

2.

3.

Increasing Density. New development or redevelopment beyond the maximum

density of dwelling units per acre designated may increase to a maximum of one

hundred fifty (150) percent of the established maximum dwelling units per acre. This

increase in density shall only occur through the use of TDR credits acquired from

Sending Areas at a rate of one (1) TDR credit per every dwelling unit above the

allowable units based on the maximum density.

Decreasing Density. Development below the minimum net density of dwelling units

per acre designated may only decrease to seventy-five (75) percent of the established

minimum dwelling units per acre. This decrease in density shall only occur through the

use of TDR credits acquired from the Sending Areas at a rate of two (2) TDR credits per

every one (1) dwelling unit/acre decrease.

The number of residential units on a Receiving Site within the Urban Expansion area of

the Urban Growth Boundary (UGB) may be increased or decreased above or below that

allowed by its future land use designation through the purchase and utilization of TDR

credits.

Increasing Density. New development or redevelopment beyond the maximum

density of dwelling units per acre designated may increase to one hundred seventy-

five (175) percent of the established maximum dwelling units per acre. This increase in

density shall only occur through the use of TDR credits acquired from Sending Areas

at a rate of one (1) TDR credit per every dwelling unit above the allowable units based

on the maximum density.

Decreasing Density. Development below the minimum net density of dwelling units

per acre designated may only decrease to eighty (80) percent of the established

minimum dwelling units per acre. This decrease in density shall only occur through the

use of TDR credits acquired from the Sending Areas at a rate of three (3) TDR credits

per every one (1) dwelling unit decrease.

WASTE RELATED SERVICES (INCLUDING BIOSOLIDS TREATMENT FACILITIES). Biosolids Treatment

Facilities, and also including but not limited to composting facilities, and other waste related uses

shall be permitted as indicated in the Use Tables subject to the following:

Biosolids Treatment Facilities and other waste-related uses shall meet all relevant Federal and

state regulations. The minimum standards shall be pursuant to the Florida Administrative

Code (FAC), as amended, and as authorized and monitored by the Health Department and the

Florida Department of Environmental Protection.

The owner, owner's authorized agent and/or operator of the Biosolids Treatment Facility shall

be responsible for using site management practices pursuant to the FAC.



4.

5.

a.

b.

c.

Buffer/setback requirements shall be as provided in the FAC, as amended, with the following additional

requirements: any portion of the proposed facility shall be located not less than one thousand five hundred

(1,500) feet from any occupied building (except for occupied buildings in the proposed facility) or well, five

hundred (500) feet from any property line associated with an existing residential home on adjacent

property, water body or wetland, and/or two hundred fifty (250) feet from any non-residential property line.

The Biosolids Treatment Facility or other waste-related use areas shall have direct paved

access in fee simple or by private ingress/egress easement to an avenue or boulevard or

other adequate access surface and/or design if approved by the County Manager.

For any activity in the AC zoning district, the following additional minimum standards shall

apply:

Any activity shall be ancillary to the primary agricultural use.

The owner, applicant and/or owner's authorized agent shall provide operational plan

confirming hours of operation, sources of any imported residuals, haul routes, number of

trucks entering and exiting the property, and practices for demonstrating compliance with

minimum standards, with particular attention to odors, noise, water quality and airborne

pathogens.

All activities related to the Biosolids Treatment Facility, including any imported raw

materials, processing of partially treated and fully treated materials, and storage, must be

conducted inside an enclosed building (building or structure must have a roof and four (4)

walls, which fully enclose the interior of the building from the floor to the ceiling, except

for doors or mechanical ventilation systems in compliance with this Code) with an

impervious floor and system for preventing leachate from leaking into the soils (e.g.,

approved liner beneath concrete, etc.) and groundwater beneath or surrounding the

building. A Biosolids Treatment Facility incorporating a static aerobic pile and/or windrow

method of treatment where there is no turning or disturbance within thirty (30) days after

initial placement of the compost/biosolid piles or windrows and continuing throughout

the active compost phase will be exempt from the requirements of conducting the

treatment process inside an enclosed building, but shall be required to provide an

impervious surface (e.g., i. synthetic liner such as non-woven PVC, polyethylene, or

polypropylene under rigid pavement wearing surface, or ii. natural clay or bentonite clay

liner under flexible pavement) for the treatment area and system for preventing leachate

from leaking into the soils and groundwater beneath or surrounding the treatment area.

The wearing surface must have a minimum structural number of a local street for flexible

pavement or minimum thickness for a local street for rigid pavement provided for in the

Land Development Code. The liner and impervious wearing surface shall be designed by a

Florida Registered Professional Engineer to support pavement loads and protect

approved liner from damage.
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A.

Any proposed building, surface, or structure to be used for the Biosolids Treatment

Facility or other waste related services that is located within the 100-year floodplain shall

be constructed at least one (1) foot above the base flood elevation.

The owner, applicant and/or owner's authorized agent shall obtain Site Development

Permit, Building Permit, as well as permits from all other entities as required by state,

federal and local law, in compliance with approved Conditional Use petition, including any

conditions of approval.

The owner, applicant and/or owner's authorized agent shall provide annual monitoring

report to the County Manager in order to document compliance with Conditional Use

approval, which shall include testing results (public drinking water standards plus lead

and nitrates) from Health Department of any existing wells within a one-half (½) mile

radius of Biosolids Treatment Facility.

Any application for Federal or State approval, and applications for modification to an

approved permit, shall be submitted to the County Manager within three (3) business days of

submittal to the applicable agency.

If at any time an approved Biosolids Treatment Facility or other waste related use is deemed

to be non-compliant with its Conditional Use approval, including any FAC requirements, the

County Manager may suspend the approval until such time as the activity is brought into

compliance or revoke the approval, as deemed appropriate. County personnel may access the

property to ensure compliance, with reasonable notification to the property owner, applicant

and/or owner's authorized agent. This does not prevent the County from enforcing its

regulations in any other means deemed consistent with this Code and applicable regulations.

WATER BODIES FOR THE PROPAGATION OF MARINE FOODS. Water bodies for the propagation

of fish for personal consumption is permitted as indicated in the Use Tables and subject to

requirements of the Florida Fish and Wildlife Conservation Commission and the Florida

Administrative Code.

(Ord. No. 2022-125, § 3, 2-20-2023; Ord. No. 2024-40, § 1, 7-15-2024)

4.7.9 - OFF-STREET LOADING

Adequate off-street loading areas shall be provided that will allow for off-street loading, unloading

and maneuvering of commercial vehicles that will be servicing commercial buildings. There shall be

no loading or unloading of commercial vehicles on public rights-of-way. Ingress and egress for

emergency vehicles shall not be impeded. Off-street maneuvering shall be provided so that there is

no backing onto or from a public street.

Service/loading areas shall be accessed by a rear alley, rear lane, shared driveway or local street

other than a primary street within Centers.

https://library.municode.com/
https://library.municode.com/


B. Off-street surface parking areas and service/loading areas shall be screened from the public right-

of-way by liner buildings or a landscaping/street screen.



Standards AC RS ARE

Maximum residential density 1 du per 5 acres 2 du/1 ac 1 du per 5 acres

Area, minimum (acres) 5 acres 0.25 ac 1 acre

Lot width at front building line N/A N/A N/A

Building height for residential

structures

3 stories 3 stories 3 stories

Front setback 25 10 10

Rear setback 25 25 25

Interior side setback 20 10 10

Street side setback 25 15 15

Accessory buildings, from principal

structure 

5 5 5

1

2



Table 4.7.8 REQUIRED OFF-STREET PARKING

Number

Reference

Specific Uses Parking

Spaces

per

Unit

Unit Additional Comment

1 Single-Family Residential

(attached or detached)

2 DU For dwelling units with

up to two (2) bedrooms

Single-Family Residential

(attached or detached)

4 DU For dwelling units with

three (3) or more

bedrooms

Single-Family

(Detached) Residential in

CT zoning district

4 Add 0.5 for

every

Bedroom over

4

Refer to siting

standards in Chapter 3,

Article 3.8.1.N

Single-Family (Attached)

Residential in CT zoning

district

2 Add 0.5 for

every

Bedroom over

4

Refer to siting

standards in Chapter 3,

Article 3.8.1.N

2a Multi-Family Dwelling 1.5 DU For studio or one-

bedroom dwelling unit

2b Multi-Family Dwelling 2 DU For dwelling units with

two or more bedrooms

3 Educational Facilities

(Private) Pre-School

1 5 Students Calculation shall be

based on design

capacity of the facility

https://library.municode.com/fl/osceola_county/codes/land_development_code?nodeId=LAND_DEVELOPMENT_CODE_CH3PESIST
https://library.municode.com/fl/osceola_county/codes/land_development_code?nodeId=LAND_DEVELOPMENT_CODE_CH3PESIST


Table 4.7.8 REQUIRED OFF-STREET PARKING

Number

Reference

Specific Uses Parking

Spaces

per

Unit

Unit Additional Comment

4 Educational Facilities

(Private) Elementary/

Middle/ K-8/ High School/

Vocational Schools/

Community College

1 Faculty/Staff

Member

Educational Facilities

(Private) High School

1 10 Students In addition to the

requirement per

Faculty/Staff above

Vocational

Schools/Community

College

1 2 Students In addition to the

requirement per

Faculty/Staff above

5 Hospital/Health Institute 1.5 Bed

6 Nursing Home 1 2 Beds

7 Assisted Living Facility 1 4 Beds

8 Houses of Worship 1 3 Seats

9 Cocktail Lounge or Bar 1 40 GSF

10 Convenience Retail with

Gas Pumps

1 200 GSF

11 Hotel/Motel 1 1 Room



Table 4.7.8 REQUIRED OFF-STREET PARKING

Number

Reference

Specific Uses Parking

Spaces

per

Unit

Unit Additional Comment

12 Offices and Professional

Services

1 300 GSF

13 Restaurant 1 100 GSF

14 Retail Sales and Services 1 300 GSF

15 Multi-Tenant Shopping

Center—

25,000 Gross Square Feet

(GSF) or less

1 250 GSF

16 Multi-Tenant Shopping

Center—

Greater than 25,000 GSF

but Less Than 75,000 GSF

1 350 GSF

17 Multi-Tenant Shopping

Center—

75,000 GSF or Greater

1 400 GSF



Table 4.7.8 REQUIRED OFF-STREET PARKING

Number

Reference

Specific Uses Parking

Spaces

per

Unit

Unit Additional Comment

18 Vehicle Sales/Lease and

Service

1 200 GSF Office

Space

In addition to

requirements for Office

Space and Display Area

18

19

Vehicle Sales/Lease and

Service (continued)

1 2,500 GSF of

Display Area

Vehicle sales/Lease and

Service (continued)

3 Mechanical/

Diagnostic

Repair Station

Industrial Tenant-Occupied

Building

1 500 GSF Office

Space

In addition to

requirements for

Mechanical/ Diagnostic

Repair Station

19

20

Industrial Tenant-Occupied

Building

1 Mechanical/

Diagnostic

Repair Station

In addition to

requirements for Office

Space

Heavy Industrial 1 1,000 GSF

21 Wholesaling, Warehousing,

Storage and Distribution —

Less than 20,000 GSF

1 2,000 GSF

Wholesaling: Warehousing,

Storage and Distribution —

20,000 GSF to 40,000 GSF

1 2,500 GSF



Table 4.7.8 REQUIRED OFF-STREET PARKING

Number

Reference

Specific Uses Parking

Spaces

per

Unit

Unit Additional Comment

22 Wholesaling, Warehousing,

Storage and Distribution —

Greater than 40,000 GSF

1 3,000 GSF

Self-Storage/ Mini

Warehouse

With no truck or

equipment rental

1 100 Storage

units

In addition to

requirements for

Offices/Retail Sales and

Services

Self-Storage/ Mini

Warehouse

With truck or equipment

rental

1 3,000 GSF of

storage

facilities

In addition to

requirements for

Offices/Retail Sales and

Services

23 Public Assembly 1 4 Seats

24 Non-residential uses within

an Urban Infill Center

1 500 Not to exceed 110% of

the required



TABLE 3.2 PRECEDING ZONING DISTRICT DEVELOPMENT STANDARDS MATRIX

Type

District

Zoning

Abbr.

Zoning District Minimum Standards

Lot

Size

Lot

Width

Bldg

Hgh.

Setbacks

(in feet)*

Front Rear Sides

AC Agricultural

Development and

Conservation

5 acres 200

ft. 

2

stories

25 25 25

R-2 Rural Development (two

acres)

2 acres 150

ft.

2

stories

25 25 20

R2-M Rural Development (two

acres—manufactured

home)

2 acres 150

ft.

2

stories

25 25 20

R-1 Rural Development (one

acre)

1 acre 125

ft.

2

stories

25 25 20

R1-M Rural Development

(one-acre manufactured

home)

1 acre 125

ft.

2

stories

25 25 20

E-5 Estate Development 5 acres 200

ft.

2

stories

25 25 20

E-2 Estate Development 2 acres 150

ft.

2

stories

25 25 20

E-2A Estate Development 2 acres 150

ft.

2

stories

25 25 20
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TABLE 3.2 PRECEDING ZONING DISTRICT DEVELOPMENT STANDARDS MATRIX

Type

District

Zoning

Abbr.

Zoning District Minimum Standards

Lot

Size

Lot

Width

Bldg

Hgh.

Setbacks

(in feet)*

Front Rear Sides

E-1 Estate Development 1 acre 125

ft.

2

stories

25 25 20

E-1A Estate Development 1 acre 125

ft.

2

stories

25 25 20

RS-1 Residential Single Family 15,000

sq. ft.

100 ft 2

stories

25 25 15

RS-1A Residential Single Family 15,000

sq. ft.

100

ft.

2

stories

25 25 15

RS-1C Residential Single Family 21,780

sq. ft.

100

ft.

2

stories

25 25 15

RS-2 Residential Single Family 10,000

sq. ft.

85 ft. 2

stories

25 25 12

RS-3 Residential Single Family 7,500

sq. ft.

65 ft. 2

stories

25 25 7½

RMH Residential

Manufactured Housing

(house)

7,000

sq. ft.

65 ft. 2

stories

25 25 10



TABLE 3.2 PRECEDING ZONING DISTRICT DEVELOPMENT STANDARDS MATRIX

Type

District

Zoning

Abbr.

Zoning District Minimum Standards

Lot

Size

Lot

Width

Bldg

Hgh.

Setbacks

(in feet)*

Front Rear Sides

RMH Residential

Manufactured Housing

(duplex)

9,500

sq. ft.

95 ft. 2

stories

25 25 10

RMH Residential

Manufactured Housing

(triplex)

12,500

sq. ft.

125

ft.

2

stories

25 25 10

RMH Residential

Manufactured Housing

(townhouse)

15,500

sq. ft.

155

ft.

2

stories

25 25 10

RMH-1 Residential

Manufactured Housing

(house)

21,780

sq. ft.

100

ft.

2

stories

25 25 10

RMH-

1A

Residential

Manufactured Housing

(house)

10,000

sq. ft.

80 ft. 2

stories

25 25 10

Residential

Manufactured Housing

(duplex)

12,500

sq. ft.

80 ft. 2

stories

25 25 10



TABLE 3.2 PRECEDING ZONING DISTRICT DEVELOPMENT STANDARDS MATRIX

Type

District

Zoning

Abbr.

Zoning District Minimum Standards

Lot

Size

Lot

Width

Bldg

Hgh.

Setbacks

(in feet)*

Front Rear Sides

RM-1 Residential Multi-Family

One (house)

7,000

sq. ft.

70 ft. 2

stories

25 25 10

RM-1 Residential Multi-Family

One (duplex)

9,500

sq. ft.

95 ft. 2

stories

25 25 10

RM-1 Residential Multi-Family

One (triplex)

12,500

sq. ft.

125

ft.

2

stories

25 25 10

RM-1 Residential Multi-Family

One (all other)

20,000

sq. ft.

150

ft.

2

stories

25 25 10

RM-2 Residential Multi-Family

Two (house)

7,000

sq. ft.

70 ft. 3

stories

25 25 10

RM-2 Residential Multi-Family

Two (duplex)

9,500

sq. ft.

95 ft. 3

stories

25 25 10

RM-2 Residential Multi-Family

Two (triplex)

12,500

sq. ft.

125

ft.

3

stories

25 25 10

RM-2 Residential Multi-Family

Two (townhouse)

15,500

sq. ft.

155

ft.

3

stories

25 25 10

RM-2 Residential Multi-Family

Two (garden apt.)

20,000

sq. ft.

200

ft.

3

stories

25 25 10
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TABLE 3.2 PRECEDING ZONING DISTRICT DEVELOPMENT STANDARDS MATRIX

Type

District

Zoning

Abbr.

Zoning District Minimum Standards

Lot

Size

Lot

Width

Bldg

Hgh.

Setbacks

(in feet)*

Front Rear Sides

RM-2 Residential Multi-Family

Two (all others)

20,000

sq. ft.

200

ft.

no

limit

25 25 10

RM-3 Residential Multi-Family

Three (duplex)

9,500

sq. ft.

95 ft. no

limit

25 25 10

RM-3 Residential Multi-Family

Three (triplex)

12,500

sq. ft.

125

ft.

no

limit

25 25 10

RM-3 Residential Multi-Family

Three (townhouse)

15,500

sq. ft.

155

ft.

no

limit

25 25 10

RM-3 Residential Multi-Family

Three (garden apt)

20,000

sq. ft.

200

ft.

no

limit

25 25 10

RM-3 Residential Multi-Family

Three

(apartments/hotel-

motel)

40,000

sq. ft.

200

ft.

no

limit

25 25 10
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