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1. EXISTING CONDITIONS ANALYSIS
Kissimmee Medical Arts District Origins

Figure 1: Kissimmee Medical Arts District Boundaries

he decline of manufacturing and the flight of commercial activity to
the suburbs have resulted in the need for cities to reinvent themselves and
identify new ways to attract capital investment and jobs to traditional urban
centers. One of the main economic development strategies followed by
cities nationwide is to focus on the development of their “anchor” institutions.
Often referred to as the “Eds and Meds” strategy, this concept describes the
important role that place-based institutions (hospitals, universities, and
cultural institutions) play in a local economy. These organizations draw
billions in funding from outside sources, hold significant amounts of real
estate, spend large amounts of money in the procurement of goods and
services, act as major employers and workforce development providers, and
use their vast resources to act for the betterment of the community.
In 2012, the City of Kissimmee hired Real Estate Research
Consultants (now part of GAI) to conduct an economic needs assessment to
help identify key assets that could be leveraged into job creating
investments. As part of this process, the consultant proposed the Medical
Arts District concept to assist in the redevelopment and revitalization of the
area surrounding the city’s two major hospitals: Osceola Regional Medical
Center (ORMC) and Florida Hospital Kissimmee (FH Kissimmee). According
to the study, the relative proximity of the two hospital campuses and the
area’s general land use characteristics lend themselves to the creation of a
unified “health corridor”.
Source: Osceola County Property Appraiser, 2015
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the plan recommends a series of strategies to help develop the District
and attract new medical providers to the area.

The Kissimmee Medical Arts District is bounded by West Donegan
on the north, U.S Highway 17-92/US Highway 441 on the east, Sumner
and Church Streets on the south side and John Young Parkway to the
west (Figure 1). U.S Highway 192-Vine Street divides the District into
North and South sections.

Medical District Land Use Characteristics
The ECFRPC used Geographic Information Systems (GIS) to
perform a parcel analysis to identify current land uses (including vacant
sites) within the District based on the Osceola County Property
Appraiser’s DOR codes. The District’s 940 parcels are classified into 51
DOR Codes. For the purpose of this discussion, these codes were
consolidated into three major land use categories: vacant, residential,
and non-residential (see Appendix 1).

The study recommended the City support the expansion of health
care services within this area by creating an inventory of medical
services, identifying potential health care categories for recruitment, and
determining other needs of the industry. As part of this process, the City
contracted with the East Central Florida Regional Planning Council
(ECFRPC) to develop a strategic plan for the development of the City’s
Medical Arts District (Medical District or District).

Vacant Land
The vacant land use category includes all vacant properties that are
not part of a right-of-way (median, alleyways, etc…) or an ancillary use
(parking lots and building public areas). Based on this distinction, there
are 158 vacant parcels comprising about 130 acres of land within the
District. Most of these properties tend to be small with a mean size of
0.79 acres. It is also important to note that there are more than 80
property owners of vacant land within the District. Multiple parcel
ownership and small lot sizes are fairly common characteristics of urban
areas like the District.

This strategic plan is divided into three parts. First, the Existing
Conditions Analysis provides an overview of the land use characteristics
of the District. It also discusses current City policies and special
designations that impact development within the study area. The Medical
Profile provides describes the components District’s health care industry.
City of Kissimmee staff assisted with this part of the project by hosting a
series of workshops with local medical providers and conducting a
vacancy study within the District. The ECFRPC then compared Medical
District with other similar districts within the Metro Orlando region. This
helps to assess the District’s competitiveness and identify uses that are
not currently available within this area.

Figure 2 depicts the distribution of vacant parcels within the District.
Kissimmee Investors Ltd. owns five contiguous parcels totaling a little
more than 72 acres. These parcels represent about 50 percent of all
vacant acreage within the district. These properties are part of the
Fountainhead Development of Regional Impact (DRI), which will be

The implementation section of the strategic plan uses a case study
methodology to identify major trends in the development of medical
districts across the nation. This information was also used to develop an
incentive program to attract more health care facilities to the area. Finally,
1

For a complete list of DOR codes by land use category see Appendix 1.
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discussed in detail later in the report. The next largest set of vacant
parcels is owned by William H. Prather Jr. These properties are also
contiguous and located is the southwestern part of the district between
Oak Street and Martin Luther King Jr. Blvd. One of these properties was
formerly a concrete plant. These properties have road access from three
different points including Rose Avenue. The Ivey Groves Ltd. Property
includes four contiguous lots fronting U.S Highway 17-92 on the north side
and Oak Street on the south side. The properties appear to have been
orange groves in the past, but are now cleared.

Figure 2: Vacant Parcels in Medical Arts District
5

4

1

Adventist Health Systems (AHS) owns two different clusters of land in
the northeastern part of the District. There are three parcels at the corner
of Donegan and US Highway 17-92 just north of the FH Kissimmee
campus. AHS also owns two parcels south of the campus fronting
Ridgewood Lane. These sites could serve for a future expansion of the
campus or other medical services. Finally, the Islamic Center of Osceola
County owns a 2.9 acre parcel fronting Donegan Street.
There are other vacant parcels throughout the District, but most of
them are less than 2 acres and owned by different proprietors. Several of
these lots are contiguous which should offer opportunities for their
development if the right incentives are provided for aggregating these
parcels. More information about these clusters of vacant properties is
located at the end of this section.

3

2

Residential
There are more than 500 housing units within the District. While the
housing stock is diverse, it is mainly comprised of town houses and single
family homes (Figure 3). This analysis focuses on the area’s single-family
homes, which are concentrated in the southern portion of the District. Due
to their location, some of these homes could be converted into office or

Source: Osceola County Property Appraiser, 2015
East Central Florida Regional Planning Council– Kissimmee Medical Arts Strategic Plan 3

Figure 3: Residential Units by Type

demolished to allow for redevelopment. Most of these homes were built
before 1985, but appear to be in good condition. Only 28 percent of these
properties have a homestead or residential tax exemptions, which means
that most of these homes are investment properties. Over eighty percent
of the owners of these properties live in Central Florida. Finally, most
these houses are owned by individual owners, making it more difficult for
major redevelopment efforts to occur in the short term.
Non-Residential Uses
The non-residential land use category includes all properties within
the District with a DOR classification of office, commercial, institutional or
industrial. These land use categories are described in more detail below.
Office and Commercial
According to the Property Appraiser, there are 85 parcels with office
uses in the Medical Arts District. This is about 73 acres of property. Figure
4 depicts the number of properties by building type.

Figure 4: Office Properties by Building Type
Building Type

Number of Parcels

Condo Office

1

Education/Religious

1

General Office

43

Medical

33

Office

4

Undefined

2

Source: Osceola County Property Appraiser, 2015
Source: Osceola County Property Appraiser, 2015
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Most of the buildings are classified as General Office. The second
largest category is Medical with 33 properties, which includes several
general office buildings that have a medical name.

Figure 5: Office and Commercial Uses

Figure 5 shows the distribution of office and commercial uses within
the District. The commercial category is comprised of 107 properties
including services such as banks, restaurants, parking garages, stores,
and strip shopping centers. Most of these properties are classified as
store or shopping center. For the purpose of this analysis, the ECFRPC
identified 21 commercial buildings that contain medical uses according to
the Property Appraiser’s Office.
Institutional
The Institutional land use category includes properties used for public
and non-profit purposes. Most institutional parcels are owned by
government entities. Some important government uses located in the area
include the Osceola County Government Beaumont Complex, Central and
Highland Elementary Schools, Kissimmee City Hall and Fire Station # 11.
There are also several churches located within the District.
The Institutional land use category also includes many medical
services (Figure 6). This includes the hospitals that anchor Medical District
(FH Kissimmee and ORMC). Park Place Behavioral Health Care’s main
campus is also located within the District. This agency is the Community
Mental Health Center for Osceola County. This facility offers impatient
and outpatient services for adults and children including therapy and
rehabilitation programs. Another important facility is the Osceola Blood
Bank, a blood donation center. Finally, the district is home to several
nursing homes. More specific information about these facilities will be
provided in the Medical Profile section of the strategic plan.

Source: Osceola County Property Appraiser, 2015
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Industrial

Figure 6: Institutional Uses

There are only seven parcels with industrial land uses within the
District and most of them are located south of U.S Highway 192-Vine
Street. The largest property is about 5.5 acres and is a mini-storage
facility. The rest of the properties are less than one acre in size.
Policy and Regulatory Framework
To plan a cohesive district, it is important to understand the current
entitlements, regulations and policies that provide the guidelines for
future development within the area. These include Kissimmee’s
Comprehensive Plan, the City’s Land Development Code, and the City’s
Community Redevelopment (CRA) plans. This section of the strategic
plan provides an overview of some of the regulations influencing the
District’s growth including future land use designations, zoning districts,
and redevelopment plans. Moreover, this analysis will help to identify
potential constraints that could hinder the District’s development
potential.
Future Land Use
A property’s future land use designation provides the maximum
densities and intensities as which it can be developed. The properties
within the District are classified into ten different future land use
designations ranging from single-family residential to mixed use districts.
Figure 7 depicts the future land use designations by acreage. Most
of the District’s properties have one of the City’s mixed use designations
(over 300 acres). Development within these future land use designations
is intended to comprise varying percentages of residential and nonresidential uses. These future land use designations also allow the
highest densities and intensities within the City of Kissimmee.

Source: Osceola County Property Appraiser, 2015
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The District contains about 180 acres with residential entitlements
(about 30 percent the District). Most of these properties have already
been developed as single-family and town home subdivisions. There are
three non-residential future land use designations within the District:
Office-Residential (OR), Commercial General (CG) and Institutional
(INS). The OR future land use designation provides a buffer between
residential and non-residential uses. Because it is considered a
transitional future land use designation, it allows both residences and
professional offices. Most properties with this future land use designation
are located along N. Central and W. Donegan Avenues. There are also
more than 50 acres within the District with a CG future land use
designation. The purpose of this designation is to allow commercial office
and general retail uses. The largest properties with this future land
designation are located along John Young Parkway (north of W Columbia
Street). There are also smaller concentrations along Park Place Blvd,
U.S. Highway 17 and John Young Parkway (south of W. Oak Street).
There are also three large parcels with an INS future land designation
which accommodate public and semi-public services. Figure 8 shows the
distribution of future land use designations within the District.
It is also important to note that there are 20 parcels on the north side
of the district located within unincorporated Osceola County (about 27
acres). These properties include four office buildings (two of them with
medical offices), a nursing home, and several commercial uses. There
are also three vacant parcels within the unincorporated area. It is
important for Kissimmee to annex the properties within this enclave to
allow the City to control the development/redevelopment guidelines for all
these properties. This would result in the creation of a more cohesive
Medical District.

Figure 7: Future Land Use Designations by Acreage
Estimated
Acres

Density/Intensity

Single-Family Low Density Residential

14.6

0-6 units per acre

Single-Family Medium Density Residential

5.9

7-9 units per acre

Multi-Family Medium Density Residential

74.3

10-20 units per acre

Multi-Family High Density Residential

84.5

21-25 units per acre

Office-Residential

22.8

9 units per acre/1.0 FAR

Commercial General

53.2

2.5 FAR

Institutional

45.6

2 FAR

Mixed-Use Downtown

173.3

Up to 40 units per acre/7.0 FAR

Mixed-Use Vine

163.8

Up to 40 units per acre/6.0 FAR

3.5

Not applicable

Future Land Use Designation

Conservation

Source: City of Kissimmee Comprehensive Plan, ECFRPC
* Maximum Development Intensity (applied at the Project Level)
Zoning
Districts

Zoning delineates the allowed uses and regulate the site standards
required to develop a property (lot size, setbacks, height). This analysis
focuses on the non-residential zoning districts that permit medical uses.
The only zoning district that currently allows the location of hospitals by
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Figure 8: Future Land Use Designations within the District

right is the Hospital Facility (HF) Zoning District. The ORMC and
Osceola Mental Health facilities are located within properties with this
zoning district. FH Kissimmee has a Mixed Use Planned Development
(MUPUD) Zoning District.
The four commercial zoning districts allow hospitals as a
conditional use: General Commercial (B-3), Main Street Commercial
(B-4), Office Commercial (B-5), and Highway Commercial (HC). The
Community Facility (CF) zoning district also allows hospitals as a
conditional use. Based on communications with City Planning staff,
Kissimmee’s commercial zoning districts allow most medical offices and
health care services. This is also the case with the Residential
Professional Business (RPB) Zoning District. On the other hand, medical
equipment and supply establishments are allowed as a permitted use
only in the B-3 and HC zoning districts, and as a conditional use under
B-5 zoning district.
Community Redevelopment Area Plans

Source: City of Kissimmee, 2015

Kissimmee’s two Community Redevelopment Areas (CRAs)
provide an additional layer of requirements to properties in the southern
portion of the District (Figure 9). The Downtown CRA was established in
1992 and The Vine Street CRA was adopted twenty years later. The
main goal of both CRAs is to address economic decline and urban blight
through place making projects and initiatives. Both redevelopment plans
focus on providing stricter urban design standards to promote better
street connectivity and pedestrian mobility. These include the creation of
smaller lots, on-street parking, and wider sidewalks to promote walking.
Moreover, the plans also call for better street signage, improved
landscaping along major roads, and the construction of gateway
features at major road intersections.
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Another important aspect of these plans is that they divide the CRAs
into smaller areas to facilitate planning and prioritize capital expenses.
More information about the CRAs and their small planning areas is
provided in the next section.

Figure 9: Medical Arts District and Kissimmee CRAs

Downtown Kissimmee CRA
The Downtown Kissimmee CRA is divided into six Strategic
Investment Areas, three of which are located within the District (Figure
10). Located on the northwest corner of the CRA, the Medical Campus
Area is anchored by ORMC. As the biggest revenue contributor and
largest employer in the CRA, the hospital is viewed as a major
redevelopment catalyst. The hospital recently expanded its facilities by
acquiring the CEMEX site, a former cement mixing facility, adjacent to the
hospital’s main campus. The Downtown Kissimmee CRA plan seeks to
capitalize on the hospital’s presence to generate additional investment
within the area.
Other important redevelopment sites within the Medical Campus
Area are the Beaumont site and the Ivey Property. The Beaumont
property is owned by Osceola County and it houses several government
facilities. The site’s west side (currently vacant) is targeted for
redevelopment efforts. Based on the CRA’s urban design concept,
Beaumont Avenue would extend north to connect the Medical Campus
and the proposed Multimodal Transit Center in Downtown Kissimmee.
The Ivey Property is currently proposed for a regional storm water
park that would eliminate the need for onsite storm water retention
facilities. This would help to increase the overall development densities
and intensities within the CRA. Moreover, this storm water facility is seen
as a future community amenity.
Sources: City of Kissimmee, ESRI, and Osceola County Property Appraiser
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Figure 10: CRA Investment Areas within the Medical Arts District

The Commercial Corridors areas within the District include
commercial properties along Main Street and John Young Parkway. While
Main Street is considered an important gateway to downtown Kissimmee,
the section between Vine and Drury streets is in need of redevelopment.
Most of the uses are auto oriented and the lot sizes are substandard for
commercial development. John Young Parkway is only partially within the
CRA boundaries, which limits the amount of funds that could be invested
on this corridor. The area’s land use pattern is currently comprised of
small commercial uses, single-family residences and vacant lots.
To improve the character of these corridors, the CRA plans to invest
in streetscape improvements that emphasize pedestrian amenities like
sidewalks, street lighting, and on-street/rear parking. The CRA Plan
envisions both streets as mixed use corridors comprised of 0-15 percent
residential and 85-100 percent non-residential uses. The maximum
projected density and intensity for these areas is 30 du per acre and 5.0
FAR.
Finally, four blocks of the District are located within the Downtown
Transit Station Area. The CRA plan states that there is an opportunity to
build a gateway feature in the vicinity of Park and Main Streets. The CRA
plan does not make any additional recommendations for this area.

Sources: City of Kissimmee, ESRI, and Osceola County Property Appraiser

Within the Medical Campus areas, the CRA plan envisions the
development of mixed uses with 75-95 percent of all properties
redeveloping for non-residential and medical uses. The maximum
projected densities/intensities for this area are 25 du per acre and 6.0
FAR. Figure 11 shows the proposed redevelopment plan for the Medical
Campus Area.

Several of the Downtown CRA Plan’s goals, objectives and
strategies relate to the development of medical services. For example,
the CRA Plan promotes coordination with the City’s Economic
Development Department to create partnerships that stimulate the
development of medical facilities and promote the recruitment of
industries within the health care and bioscience industries. The plan also
calls for the creation of an independent taskforce comprised of
representatives from ORMC, the City of Kissimmee, the Downtown CRA,
East Central Florida Regional Planning Council– Kissimmee Medical Arts Strategic Plan 10

educational institutions and other related interests to assist in this
endeavor. Another strategy within this plan calls for the development of
a plan to target niche residential markets such as student housing, senior
living, and medical/residential facilities within this Medical Campus Area.
In our region, Florida Hospital has started a similar effort on its Orlando
campus.
Figure 11: Medical Campus Area Proposed Redevelopment Plan

Vine Street CRA
The Vine Street CRA encompasses a large area that has been
divided into ten neighborhoods/hubs to facilitate planning and capital
spending efforts. Only three neighborhoods are located within the District
(Figure 12). Moreover, the Vine Street CRA neighborhoods are organized
into three main sub-district designations according to their proposed
development densities and intensities. These are the Urban General,
Urban Center, and Suburban Districts (only the first two are found in the
study area). The CRA Plan also provides an overview of the
redevelopment opportunities and challenges for these neighborhoods as
well as prescribes several interventions to facilitate this process.
The Columbia neighborhood is bounded by Columbia Street on the
north, John Young Parkway in the west, Rose Street on the east, and
Vine Street on the south. While this neighborhood is served by several
bus routes, redevelopment opportunities are currently limited because of
the small size of the properties. The design vision for this area is
medium to high density office, residential and commercial uses. For
redevelopment to occur within this area, the CRA Plan recommends
promoting lot aggregation, building transit enhancement projects
(signage, shelters and benches), completing Rose Avenue, removing
inappropriate public/semipublic uses, and adding professional and
neighborhood commercial services though land use regulations.

Source: Downtown Kissimmee CRA Plan Update

The Hospital North Hub is located south of Vine Street between
John Young Parkway and North Central Avenue. West Oak Street
borders the neighborhood on the south. This area is envisioned for the
most intense development, and the CRA is focused on attracting
additional health care businesses to complement ORMC. However, the
potential to develop medical services here is hampered by the small lot
East Central Florida Regional Planning Council– Kissimmee Medical Arts Strategic Plan 11

sizes and the residential character of the neighborhood. While housing is
also an allowed use, most of the planned residential uses would be
medium to high density developments such as townhomes and multifamily
apartments.
Figure 12: Vine Street CRA Neighborhoods within the Medical Arts District

For this area, the CRA Plan recommends similar interventions to
those of the Columbia neighborhood. The plan also recommends
rezoning any remnant residential uses to support professional and
medical offices, incentivizing developers to construct high-end housing
for medical professionals, and building new east-west street mid-block
connection to complete the street grid.
The last neighborhood within Medical District is Central, which is
located east of the Columbia neighborhood and north of North Hospital
Hub. Small lots are also prevalent on this area. Here the CRA Plan
envisions the development of high density office, residential and
commercial uses. Besides parcel consolidation, the Plan recommends
providing developer incentives to create mixed-use areas, encouraging
transit along the Main Street/Orange Blossom Trail corridor, and
improving the Columbia Avenue connection to Main Street.
The Columbia and Central neighborhoods are part of the Urban
General sub-district which seeks a balance between employment and
residential uses. Both sub-districts are characterized by urban
development patterns that favor continuous street façades with mostly
attached buildings and minimum property setbacks.
The Kissimmee CRA plans identified the challenges and
opportunities for the redevelopment of properties in the southern part of
the District. While there are two different CRAs, both plans follow similar
planning principles and desire to create more pedestrian friendly
environments. It is important to note tough that there have not been any
similar efforts undertaken to study the properties located north of Vine
Street. While this area has several PUD developments, it would still
benefit from the same careful planning provided to the southern part of
the District. If the goal of the City is to create a cohesive district, it must

Sources: City of Kissimmee and ESRI
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develop similar urban design criteria for the properties in the north
portion of the District.
Other Plans and Documents
The City of Kissimmee is working on the Central Avenue Corridor
Study, which includes about 1.93 miles along Central Avenue and 1.4
miles of auxiliary road segments. The project seeks to improve mobility
and accessibility along the corridor by identifying multimodal
transportation enhancements in the vicinity of the Downtown CRA,
Medical District, and the future SunRail station.
The City’s Comprehensive Plan was also reviewed to identify
information related to the District or medical services. Since the Medical
Arts District concept was not developed until two years after the
adoption of the latest version of the Comprehensive Plan, it is not
mentioned in the document. In the future, the District should be listed as
one of Kissimmee’s major Activity Centers and the Comprehensive Plan
should include new policies and objectives addressing development in
this part of the city.
The District is also located within the Kissimmee’s Community
Development Block Grant target area (Block Groups 2 and 3 of Census
Tract 0416 and Block Group 1 of Census Tract 422). This federal
program funds local community development activities in low income
communities such as affordable housing, antipoverty programs, and
infrastructure construction. Kissimmee only receives about $500,000
per year from this program, which is distributed city-wide. This limits the
amount of funds that could be spent within the District.
Detailed Vacant Property Analysis

existing conditions analysis, the ECFRPC examined potential
development opportunities for some of the District’s vacant properties
with non-residential and mixed use future land use designations. While
there are other redevelopment opportunities within the District, these
areas offer the most immediate prospects for the development of
medical services. The largest clusters of land are located along W.
Donegan Avenue, N John Young Parkway, and south of U.S Highway
192(downtown area).
W. Donegan Avenue
There are nine parcels with Office Residential (OR) and
Commercial General (CG) future land use designations (Figure 13). The
total size for this area is about 9 acres and most of the properties are
contiguous.
The largest parcel is owned by the Islamic Center of Central
Florida, about 3 acres. The three properties on the corner of W Central
and Donegan are currently owned by the same trust (Geraldine S
Derosette). There are two additional parcels owned by James Oglesby
fronting W Donegan that account for about 1.5 acres. All these
properties are zoned B-5 (Office Commercial District), which permits
medical offices. These properties are not subject to any additional urban
design standards.
AHS owns about 3.5 vacant acres between W Donegan and US.
Highway 441. These properties are part of the Florida Hospital Mixed
Use Planned Unit Development (MUPD), which also includes the FH
Kissimmee main campus located south of these properties. This MUPUD
allows hospitals and ancillary uses/facilities, medical and institutional
care facilities, day care centers, medical heliports, and communication

Based on the land use and entitlement information compiled for the
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towers.
The PUD zoning district also assigned specific land development
standards for these properties based on the adopted concept plan. Other
site configuration requirements may arise during the PUD site plan
review process, which would help with developing cohesiveness in this
area.

Derosette

Figure 13: W Donegan Avenue Vacant Property Cluster

Oglesby
Islamic
Center

AHS

Parkway (Figure 14). These properties are part of Fountain Head DRI,.
According to a preliminary plan provided by the City, these parcels are
entitled for 350 residential units and 450,000 square feet of commercial
uses. The project’s plan also states that the community will cater to the
recreational, wellness, residential, and commercial needs of its residents.
The proposed Town Center will include several health and wellness
uses including a full spa (30,000 square feet) and a Medical Centre
(10,000 square feet). The spa is described as a destination center, where
people would come for two weeks to receive treatments for a variety of
ailments. During their stay, guests would stay on one of 56 spa cottages
within the development.
Downtown Area
There are several vacant clusters of land in downtown Kissimmee.
The first large cluster is located in the intersection of Oak and Rose streets
(Figure 15). These properties have a Mixed Use Downtown (MUD) Future
Land Use designation. The north parcel is a flag lot close to 6.5 acres with
access to both roads. The second parcel to the south fronts Rose Avenue
and is about 4.3 acres. This parcel seems to currently have a lighter
industrial use and could be a potential brownfield. Both of these properties
have the same owner (Prather), which means that they could be easily
assembled into one site. Moreover, the properties are zoned B-5, which
allows medical offices and hospitals through conditional uses.

Sources: City of Kissimmee, ESRI, and Osceola County Property Appraiser

N. John Young Parkway
There are three large vacant parcels in the northwestern part of the
district with a CG future land use designation that front John Young

Another vacant property cluster within the downtown area is the Ivey
Groves property, which is comprised of four contiguous lots that add up to
about 9 acres. (Figure 16). This property is envisioned by the CRA Plan as
the site of a master storm water pond and park. However, the property is
deep and might be able to be split to allow for additional development. The
property is zoned B-4, which permits medical facilities.
East Central Florida Regional Planning Council– Kissimmee Medical Arts Strategic Plan 14

Figure 14: N. John Young Parkway Vacant Property Cluster

Sources: City of Kissimmee, ESRI, and Osceola County Property Appraiser

Figure 15: Oak and Rose Street Vacant Property Cluster

Sources: City of Kissimmee, ESRI, and Osceola County Property Appraiser
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Figure 16: Ivey Groves Vacant Property Cluster

The Earl Gorman Foundation owns five contiguous parcels on the
corner of June Street and John Young Parkway. Together these lots
comprise a little over one acre. According to a 2002 article from the
Orlando Sentinel, the Earl Gorman Foundation is a Christian adoption
agency. The article also stated that at that time the organization wanted to
build a medical facility on the site. This would be an allowed use under the
properties current zoning district of Residential Professional Business
District (RPB). Mathura Properties LLC owns four contiguous lots north of
King Street. Together these properties are about one acre in size. The
owners of these properties also own the Super Saver Pharmacy in
Kissimmee. The property is zoned RPB, which allows medical offices but
not retail establishments.
Osceola Mental Health Inc. owns seven contiguous parcels that
amount to two-thirds of an acre south of June Street (between Dillingham
and Clyde Streets). This is a mental health agency with several locations
across Central Florida. The RB1 zoning district will allow for them to put an
office on these properties
There are other vacant parcels throughout the District but their
development potential is limited due to their size (less than one acre),
location (no adjoining vacant parcels) and are a multiplicity of owners.

Summary of Major Findings
Sources: City of Kissimmee, ESRI, and Osceola County Property Appraiser

Finally, there are several small clusters of vacant properties
between Martin Luther King Jr. Boulevard and Sumner Street (Figure 17).
These properties are located on the southwestern part of the District. The
challenge with these properties is that they tend to be small (usually less
than one acre) and are sometimes owned by different parties.

The existing conditions analysis identified several conditions that
need to be addressed to make the District a successful medical hub. First
of all, like many urban areas across the nation, the District is comprised of
many small vacant parcels (less than one acre in size) with multiple
owners. To address this situation, the City could provide incentives for lot
aggregation and consolidation. On the positive side, there are several large
vacant property clusters that could be developed for medical uses.
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Figure 17: Martin Luther King Jr. Vacant Property Cluster

Gorman

Mathura

Osceola
Mental
Health

District’s development.
Another issue affecting the area’s cohesiveness is the inconsistency
of the urban design requirements and standards within the District.
Because of the CRA Plans, all properties south of Vine Street are subject
to additional urban design requirements. However, properties on the
District’s north side just need to meet regular City Code regulations.
Setting similar design and development standards for all properties within
the District would allow more cohesiveness in the area. Moreover, the
northern part of the District would benefit from having the same type of
careful parcel analysis that was completed for the City CRAs. Finally, the
ECFRPC also recommends that Kissimmee formally adopt Medical
District as an Activity Center in its Comprehensive Plan. The area is home
to three hospitals (ORMC, FH Kissimmee, and Park Place Behavioral
Center) that serve as anchors institutions that attract new investment and
establishments related to health care services. This inclusion would bring
additional visibility and recognition to this area as a regional employment
hub.

Sources: City of Kissimmee, ESRI, and Osceola County Property Appraiser

Most of the District’s properties have a mixed use future land use
designation, which allows high development densities and intensities.
However, there are several properties located within enclave areas that
should be annexed immediately to promote cohesiveness in the
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2. MEDICAL PROFILE
Introduction

Kissimmee’s Medical Industry

The objective of the medical profile is to identify the main
characteristics of Medical District’s health care industry including its
strengths and weaknesses. The first part of the profile provides an
overview of Kissimmee’s health care industry, including an analysis of the
composition of medical establishments within the District. To perform this
analysis, the ECFRPC used the Infogroup database to identify the
number of health care and social service establishments located within
the vicinity of Kissimmee and the District. Health care establishments are
those businesses within the Health Care and Social Assistance industry
(NAICS 62) excluding several categories.1

According to Infogroup, there are almost 300 health care
establishments within the City of Kissimmee. While there are small
concentrations of health care service providers in other parts of the City,
more than 50 percent of these establishments are concentrated within
the Medical District boundaries (Figure 18).
Figure 18: Location of Kissimmee Health Care Establishments

This analysis is followed by a discussion of the findings of a property
vacancy study prepared by Kissimmee’s Economic Development
Department. Through extensive field work, City staff collected land use
information on close to 1,300 District parcels. Finally, the ECFRPC
compared Medical District with ten similar health care agglomerations
located within the Metro Orlando region (Lake, Orange, Osceola, and
Seminole counties). The purpose of this analysis is to assess Medical
District’s competitiveness and identify any health care uses that are not
currently available on this area.

__________________________________
1

The ECFRPC excluded all establishments within the Community Food and Housing and Emergency
and Other Relief Services and Child Day Care Services. Most firms within the Individual and Family
Services category were also not included within this count.

Sources: Infogroup 2015 and ESRI
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This agglomeration of health care businesses occurs because these
establishments reap a variety of economic benefits from their location
near large hospital campuses including higher access to patients and
proximity to medical specialists and diagnostic services.

Figure 19: Health Care Establishments within Medical District

Using Infogroup data and staff research, the ECFRPC created an
economic profile of the District. To simplify this analysis, medical
establishments were classified into five major categories: Hospitals,
Physicians Offices, Other Health Care Professionals, Medical Service
Establishments, and Related Social Services. Figure 19 depicts the
number of establishments by major category. According to Infogroup,
these health care establishments employed close to 4,000 people in 2015.
In addition to these medical establishments, the ECFRPC also identified
non medical establishments related to the health care industry such as
manufacturers and retailers.
Hospitals
The District is anchored by ORMC and FH Kissimmee, two hospitals
that provide a variety of medical services including non-ambulatory
services and surgery. A third hospital, Park Place Behavioral Center,
provides psychiatric services to Osceola County residents.
The largest hospital in Osceola County, ORMC, is a Joint
Commission accredited, 318-bed teaching hospital (Figure 20). Osceola
Regional multi-level hospital campus was built in 1997 yet its history dates
back to 1933 when it was Osceola County’s first hospital. In 1993, the
hospital was acquired by the Hospital Corporation of America (HCA), one
of the largest health care facility networks in the nation and the U.K. The
HCA – North Florida Division also manages sister hospitals, Central
Florida Regional Hospital in Sanford and Poinciana Medical Center in
South Osceola County, in addition to Osceola Regional’s free-standing

Source: Infogroup 2015
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ER, Hunter’s Creek ER, Oviedo ER,
Osceola Imaging and Breast
Center, Kissimmee Physical Therapy Center, physician practices and
surgery centers across Central Florida.
The hospital offers many services, including the county’s only Accredited Chest Pain Center with Percutaneous Coronary Intervention, Certified
Advanced Primary Stroke Center, Pediatric ER, Neonatal ICU Level 2,
Heart and Vascular Institute, Orthopedic and Spine Center, robotic
surgery, Baby Suites labor and delivery, gynecology, urology, oncology,
Wound Healing and Hyper-baric Center, Baker-act in-patient Behavioral
Health Center with a dedicated ER intake area and Outpatient Center, and
a graduate medical program in partnership with the UCF College of
Medicine. ORMC was also recently designated as a Provisional Status
Level II Trauma Center by the Florida Department of Health. Other
notable achievements include the addition of TAVR procedure for heart
valve repair patients, receiving the Top Performer in Key Quality Measures
Award by the Joint Commission, Hospital Safety Grade A, a national
cardiac rating in the top 13 percent for heart surgery excellence from the
Society of Thoracic Surgeons, and the American College of Cardiology’s
GWTG NCDR ACTION Registry Silver Performance Award for heart attack
patients.
In 2014, ORMC’s total economic impact to the community was
$223,563,794 including a cost of charity and uncompensated care of
$26,416,674, accounting for 36% of 134,941 patients treated. As one of
the largest employers in the county, the hospital employs 1,814 health
care professionals and is affiliated to over 400 physicians. Moreover, in
the past year and a half, Osceola Regional has invested over $100 million
in additional services and expansions including the construction of a 64bed tower in 2014 to meet the growth of the community. Today, the
hospital continues to grow with its upcoming additions, such as a

renovated Pediatric Unit, upgrade to Level III Neonatal ICU as well as a
Pediatric Intensive Care Unit which is new to the county, and the addition
of a vertical expansion to accommodate 36 more patient beds. Constructions are scheduled to be completed in 2017.

Figure 20: ORMC main campus

Source: ORMC via City of Kissimmee

Florida Hospital Kissimmee was established in 1973. Originally
located in downtown Kissimmee off Church Street, the hospital
relocated to its Orange Blossom location in 1980 as Kissimmee
Memorial Hospital. In 1993 the hospital became part of the Florida
Hospital network. Florida Hospital is one of the country’s largest not-for
-profit health care providers with 22 campuses serving communities
throughout Florida. In 2015-2016, Florida Hospital was recognized as
the #1 hospital in the State of Florida for the third straight year by the
U.S. News & World Report. Florida Hospital is a member of Adventist
Health System, which operates 44 hospitals in ten states making it the
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largest not-for-profit protestant health care system in the United States.
Serving the residents of central Osceola County, Florida Hospital
Kissimmee is a 162-bed comprehensive acute care facility established to
meet the needs of the community (Figure 21). The hospital treats
approximately 6,000 inpatients, 31,000 outpatients and 49,000 emergency
cases every year.
Figure 21: FH Kissimmee campus

Finally, Park Place Behavioral Health Care was created in 1976 as
Osceola County’s community mental health center. The hospital
provides mental health and substance abuse services in several
inpatient, outpatient, and residential programs. The organization’s main
campus and administrative center are located within the District. In
2009 (the latest year of available information), the hospital served
more than 6,000 people. The main campus offers outpatient crisis
emergency support, medical and therapy services, psychosocial
rehabilitation, and substance abuse programs. It also offers a variety of
inpatient services such as a crisis stabilization unit, a residential
program for substance abuse, and partial hospitalization. Moreover,
Park Place has partnered with Acute Clinical Trials to partake in the
research and development of new medications for those with medical
illnesses.
Physician Practices

Source Florida Hospital via City of Kissimmee

In 2015, the hospital underwent a major renovation including a new
three-story, 80-bed patient tower, featuring all private rooms, a
Latin-influenced cafeteria, and multi-denominational chapel and healing
garden. Florida Hospital Kissimmee is a designated Primary Stroke
Center and is recognized as the American Heart Association’s ‘Get With
the Guidelines’ Gold Plus Stroke award winner.

There are 84 Physician and Surgeon Offices (NAICS 62111) within
the District. These are establishments engaged in the independent
practice of general and specialized medicine. Most of these medical
practices are small, employing less than five people. The Physician and
Surgeons NAICS category does not differentiate between general and
specialized medicine practitioners. To better understand the
composition of medical practices within the District, the ECFRPC used
the internet to identify the type of practices available in the area. This
information is summarized on Figure 22.
The majority of the medical practices located within the District are
primary care physicians, which includes family and general medicine
doctors, internists, and pediatricians. The District also has a variety of
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specialized medicine practices including cardiology, gynecology,
urology, and surgery. Most of these doctors are affiliated with ORMC
and FH Kissimmee. The ECFRPC also identified two medical practices
comprised of several practitioners with different medical specialties.

Figure 22: Medical District Practices by Type
Medical Specialty

Number of Medical
Practices

Primary Medicine
Cardiology
Gynecology
Urology
Surgery
Gastroenterology
Neurology
Oncology
Ophthalmology
Pulmonology
Allergist/Immunology
Anesthesiology/Pain Management
Mental Health
Physical Medicine and Rehabilitation
Various Practices
Dermatology
Diagnostic Radiology
Endocrinology
Infectious Diseases
Rheumatology
Nephrology

33
6
5
5
5
3
3
3
3
3
2
2
2
2
2
1
1
1
1
1
1

Other Health Care Professionals
The Other Health Care Professionals category includes dentists,
optometrists, mental health practitioners, physical, occupational and
speech therapists, podiatrists, and other miscellaneous health care
practitioners (Figure 23). While these professionals are not medical
doctors, they are an important part of the health care system and
provide a wide array of services that promote community wellness.

Estimated
Employees
150
18
22
17
15
10
9
6
11
9
6
6
6
12
21
3
3
3
11
3
3

Figure 23: Other Health Care Practitioners

Health Care Practices

Number of
Establishments

Dentists
Optometrists
Mental Health Practitioners

Estimated Employees

13
1
2

72
8
3

Physical, Occupational and Speech Therapists

6

20

Podiatrists
Acupuncturists

4
3

14
6

Clinical Social Worker

1

1

Sources: Infogroup and ECFRPC research

There are a total of 30 establishments in this category within the
District and they employ over 100 people. Close to half of these
establishments are dentist and orthodontist offices. There are also
several businesses that provide physical, occupational, and speech
rehabilitation services to patients.

Sources: Infogroup and ECFRPC research
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Medical Service Establishments

injured patients and the elderly.

This category is comprised of businesses that provide other health
care services including dialysis centers, ambulatory medical services,
medical laboratories, diagnostic imaging centers, and rehabilitation
services (NAICS . According to Infogroup, there are 28 establishments
within this category that employ over 200 people (Figure 24).

Related Social Services

Figure 24: Medical Service Establishments
Health Care Practices

Number of
Establishments

Dialysis Centers

Estimated Employees

.

This group is comprised of social service establishments that
provide health care and wellness services. There are eight such
organizations within the District that employ almost 350 people (Figure
25). These include facilities that provide short-term and long-term
housing and other services to the elderly. These organizations tend to
locate close to hospitals because this population needs constant
medical services.

1

12

12

107

Medical Laboratories

3

7

Diagnostic Imaging Centers

4

17

Skilled Nursing Facilities

3

302

All Other Miscellaneous Ambulatory Health Care
Services

3

27

Homes for the Elderly

1

2

Vocational Rehabilitation Services

5

54

Child and Youth Services

1

2

Other Individual and Family Services

2

42

Freestanding Ambulatory Surgical and Emergency
Centers

Sources: Infogroup and ECFRPC research

Figure 25: Related Social Service Establishments
Social Service Organizations

Number of Establishments Estimated Employees

Sources: Infogroup and ECFRPC Research

Most of these establishments are ambulatory surgical and
emergency centers which provide a variety of surgery and emergency
care services to the public that do not require hospitalization (outpatient).
One of the most important ambulatory care establishments is the
Kissimmee Community Based Outpatient Clinic located on North Central
Avenue, which serves the County’s veterans. The District also has
several independent medical laboratories and imaging centers that
provide diagnostic services on referral from a physician. Finally,
vocational rehabilitation centers provide a full range of therapies for

The Oaks of Kissimmee also provides rehabilitation and health
care services to its residents including wound care, and physical,
occupational and speech therapies. There are also two home health
care agencies located within the District. Finally, there are also several
non-profit organizations that assist patients with different physical and
mental health conditions.
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Other Services Related to Health Care
Besides the regular health care and social service establishments,
the ECFRPC identified several manufacturing and retail establishments
that cater to the health care industry (Figure 26). The majority of these
establishments are pharmacies and drugstores (NAICS 446110). While
these businesses specialize in retail prescription and non-prescription
drugs to the public, they have also become purveyors of many goods that
are not medical in nature. A similar argument could be made of the
Optical and Goods Stores (NAICS 446130) . They provide eye exams
and other optometry services but their main goal is to sell prescription
glasses and contact lenses. One exception within the District is the
Genoa-QOL Health Care Pharmacy located within Park Place Behavioral
Health Care, which specializes in providing behavioral health care
prescriptions.
Figure 26: Other Services Related to Health Care
Establishment Description

Number of
Establishments

Estimated
Employees

Dental Laboratories

1

2

Medical, Dental, and Hospital Equipment and
Supplies Merchant Wholesalers

2

4

Pharmacies and Drug Stores

6

47

Optical Goods Stores

2

15

All Other Health and Personal Care Stores

2

8

Sources: Infogroup and ECFRPC research

Establishments within the Medical, Dental, Hospital Equipment,
and Supplies Merchant Wholesale industry distribute a variety of
medical equipment, instruments, and supplies (NAICS 423450). There
are four of these within Medical District. The District is home to a dental
laboratory (NAICS 339116), which manufactures dentures and other
orthodontic appliances; a hearing aid store (NAICS 446199); and a
prosthetics and orthotics office (NAICS 339112) which provides a variety
of custom fabricated fittings. It is important to note that most medical
manufacturing and distributions uses are prohibited in several zoning
districts within the Medical Arts area
Medical District Vacancy Analysis
One important economic benefit of having a strong health care
sector is the increase in the demand for real estate properties located
near major hospital campuses. According to Cushman and Wakefield,
there are more than 9.5 million square feet of buildings used for the
provision of medical services in Metro Orlando (Spencer, 2015). Over
65 percent of this inventory is located outside of major hospitals. Because of this reason, the City of Kissimmee performed a vacancy analysis for the Medical District. This information would help to provide a picture of the land uses available within the District. To complete this vacancy analysis, the ECFRPC provided the City of Kissimmee with a list
of commercial and office properties that had medical uses according to
the Osceola County Property Appraiser. The district was walked to identify the specific type of land uses found on each of these parcels using
the mobile ARCGIS Web AppBuilder to organize this information (Figure
27).2

East Central Florida Regional Planning Council– Kissimmee Medical Arts Strategic Plan 24

Figure 27: Example of City of Kissimmee’s Vacancy Analysis

retail or professional office uses. This is expected as Medical District is
located within a dynamic urban area. Based on the City’s assessment,
about 11 percent of these parcels contained some type of medical or
health care services. On the other hand, there are 77 commercial
parcels with empty buildings or vacant lots within the District. Most of
these properties are located along Vine Street. (Figure 28).
Figure 28: Vacant Buildings and Lots within District

Sources: Web AppBuilder, City of Kissimmee

The City reviewed close to 1,300 parcels, most of which are
occupied. Most of these parcels contain one story buildings, some of
where divided into multiple suites. The majority of these properties have
____________________________________
2

Sources: Web AppBuilder, City of Kissimmee

The green properties were verified. The orange properties were not verified because they are
residential.
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Based on this property vacancy analysis, there are sufficient vacant
properties within the District to absorb new medical uses that wish to
locate within the area. City officials can now use this vacant land
inventory of vacant properties to help market the District to potential
medical practices that might wish to locate within the area. While the
market will determine the final use of these properties, the City should
work with property owners to attract more medical services to the area.
Regional Health Care Profile
To better understand and plan for the future of Medical District, it is
important to be aware of regional trends in the health care industry. The
following analysis compares Medical District with other health care
agglomerations in the Metro Orlando region based on the number and
type of health care businesses located outside of the main hospitals or
hospital owned buildings. This would help to assess the general
competitiveness of the District and identify missing uses that could be
recruited by the City of Kissimmee.
Using the Infogroup database, the ECFRPC identified the largest
hospital campuses in the Orlando Metro area (Lake, Orange, Osceola,
and Seminole counties) based on number of employees. The final group
includes 11 hospitals from across the region: FH Waterman and
Leesburg Regional Medical Center in Lake County; FH Orlando, FH
East Orlando, Orlando Health, Health Central, Winter Park Memorial
Hospital and Dr. P Phillips Hospital in Orange County; St. Cloud
Regional Medical Center in Osceola County, and FH Altamonte and
Central Florida Regional Hospital in Seminole County.
After geocoding this data, the ECFRPC proceeded to create one
square mile buffers around these hospitals. This area represents the

most immediate radius of influence for these medical campuses. The
ECFRPC then selected all the establishments located within these buffers
and prepared economic profiles for each of these districts. All medical
office buildings owned by the hospitals were excluded from this analysis
because this would affect the overall comparison.3 To confirm the
ownership of the properties, staff used the Property Appraiser websites
for each of these counties and other online resources. The regional
profile compares the medical districts based on three main
characteristics: availability of emergency medical services, number and
type of medical practices, and other health care and medical services.
Emergency Room Services
One common denominator among these hospitals is that they all
have an active emergency room. Figure 29 shows an inventory of
emergency services for each of these hospitals according to the Florida
Agency for Health Care Administration (2015). Based on this information,
the region’s largest hospitals are equipped to attend most emergency
services. Within Medical District, ORMC is unable to treat three types of
emergency services: burns, hyperbaric (oxygen therapy), and pulmonary
medicine. However, ORMC is one of only two hospital facilities with a
provisional Level II Trauma Center designation, which requires it to have
24-hour immediate coverage by a general surgeon, as well as coverage
by the following specialties: orthopedic surgery, neurosurgery,
anesthesiology, emergency medicine, radiology and critical care (ATS,
2015). Orlando Health in downtown Orlando has the only Level 1 Trauma
Center designation in the region.
____________________________________
3

This analysis focuses on studying the agglomeration of medical providers created by the presence
a hospital rather than comparing the depth and breadth of services provided by each individual
hospital campus.
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Facility Name

County

FH Waterman
Lake
Leesburg RMC
Lake
Dr. P. Phillips
Orange
FH Orlando
Orange
FH East Orlando
Orange
Health Central
Orange
Orlando Health
Orange
Winter Park Memorial Orange
FH Kissimmee
Osceola
ORMC
Osceola
St. Cloud RMC
Osceola
Central Florida Regional Seminole
FH Altamonte
Seminole

Anesthesia
Burns
Cardiology
Cardiovascular Surgery
Colon & Rectal Surgery
Emergency Medicine
Endocrinology
Gastroenterology
General Surgery
Gynecology
Hematology
Hyperbaric Medicine
Internal Medicine
Nephrology
Neurology
Neurosurgery
Obstetrics
Ophthalmology
Oral/Maxillo-facial Surgery
Orthopedics
Otolaryngology
Plastic Surgery
Podiatry
Psychiatry
Pulmonary Medicine
Radiology
Thoracic Surgery
Urology
Vascular Surgery
Level 1 Trauma Center
Level 2 Trauma Center

Figure 29: Emergency Room Services by Hospital Campus
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Sources: Agency for Health Care Administration, ECFRPC research
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Physician and Other Health Care Practices
Each of the hospitals offers a variety of medical services within their campuses, and several of them have built office towers outside their main
campuses that are rented to doctor groups and house other hospital medical services. For this analysis the ECFRPC focused only on the medical practices
located outside of the hospitals. This decision reduced the number of medical practices in some of the region’s larger medical districts such as FH Orlando
and Orlando Health. However, as discussed previously, the objective of this analysis is to evaluate the spillover effects of medical services into the nearby
community. Using properties owned by the hospital systems will distort this analysis. Based on this methodology, Medical District is one of the largest
medical agglomerations in the Metro Orlando area based on the total number of medical practices (Figure 30). It ranks third after Orlando Health and Dr. P.
Phillips. Medical District also places within the top five in the number of practices for all medical specialties, except dermatology and ophthalmology.

2
1
2
2
0
0
1
2
3
0
1
2

2
1
0
3
1
0
1
4
1
1
0
1

Various Practices*
2
5
4
12
2
6
3
13
4
0
1
7

Total

2
2
2
5
1
0
2
4
2
0
1
2

Physical Medicine and
Rehabilitation

Anesthesiology/ Pain
Management
Mental Health

Allergist/Immunology
2
0
0
0
0
2
1
0
0
1
0
2

Nephrology

3
1
4
1
1
2
0
2
0
0
1
2

Rheumatology

3 3
1 4
1 6
4 0
1 5
2 4
0 2
2 11
2 1
1 2
2 1
1 1

Pulmonology

Ophthalmology

Oncology

Neurology
3
2
2
6
4
2
1
6
1
0
2
2

Infectious Diseases

3
3
1
5
3
1
0
2
1
0
2
0

Endocrinology

5 5
1 6
1 1
2 9
3 7
3 1
1 0
2 11
2 3
0 0
3 1
2 4

Gastroenterology

Surgery

Urology

Gynecology

6 5
4 5
7 5
5 4
2 8
2 1
1 2
4 19
0 6
0 0
2 2
4 4

Diagnostic Radiology

32
28
21
29
16
33
11
34
22
6
13
28

Dermatology

Medical District
FH Waterman
Leesburg RMC
Dr. P. Phillips
FH Orlando
FH East Orlando
Health Central
Orlando Health
Winter Park Memorial
St. Cloud RMC
Central Florida Regional
FH Altamonte

Cardiology

Facility Name

Primary Medicine

Figure 30: Number of Practices by Medical Specialty Practices by District

1
3
3
2
0
1
1
4
2
3
0
7

1
3
2
0
0
0
3
7
1
0
0
1

1
2
0
3
0
0
1
0
1
1
0
0

1
0
0
3
3
0
0
6
1
0
0
1

1
0
0
2
1
0
0
2
2
1
0
1

1
0
2
0
1
1
0
1
0
0
0
3

84
72
64
97
59
61
31
136
55
16
32
75

Sources: Infogroup 2015, ECFRPC research
*The term various practices includes medical establishments comprised of both primary physicians and medical specialists
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While Medical District is one of the largest districts based on the
number of medical practices, it does not rank as well in the number of
other medical provider offices (Figure 31). Overall, the District ranks sixth
in this category.
Figure 31: Number of Other Health Care Practices by District

Medical and Related Service Establishments
Another important part of evaluating the performance of Medical
District was to identify the number of medical services and other related
establishments found within the area. These types of businesses provide
referral services to the hospitals and doctor offices. One of the
interesting findings from this analysis is that several hospital districts lack
some of these facilities within their vicinity. This had an effect on some of
the rankings (Figure 32). However, some of these services might be provided by the main hospital campuses.

Source: Infogroup, ECFRPC research

Not only was it outranked by agglomerations with large hospitals
such as Orlando Heath, FH Orlando, and FH Altamonte, but also by
smaller agglomerations like Winter Park Memorial and Health Central.
Medical District ranked highest in the number of acupuncturists, mental
health providers, and dental practices. When evaluated against the other
districts, it lagged in the number of optometrists, physical and occupational therapists, and podiatrists. These are health care fields that the City
might want to focus on for its recruitment efforts.

Medical District
FH Waterman
Leesburg RMC
Dr. P. Phillips
FH Orlando
FH East Orlando
Health Central
Orlando Health
Winter Park Memorial
St. Cloud RMC
Central Florida Regional
FH Altamonte

1
0
2
0
0
0
1
1
0
0
1
0

12
2
4
2
3
6
6
11
0
0
0
6

3
1
5
1
7
0
4
10
3
1
3
7

4
0
4
1
4
1
4
4
1
0
1
2

3
2
8
1
1
2
4
8
3
1
2
8

1
0
1
0
2
0
0
1
2
0
0
2

Total

Vocational Rehabilitation
Services

Blood and Organ Banks

All Other Miscellaneous
Ambulatory Services

Diagnostic Imaging
Centers

Medical Laboratories

Dialysis Centers

Facility Name

Freestanding Ambulatory
Service Centers

Figure 32: Number of Medical Service Establishments by District

4
0
2
0
1
1
2
0
2
0
0
0

28
5
26
5
18
10
21
35
11
2
7
25

Source: Infogroup, ECFRPC research
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Medical District ranks second after Orlando Health in the number of
medical service establishments located within its influence area. It
contains the largest number of freestanding ambulatory surgical and
emergency centers in the region and is tied for first in the number of diagnostic imaging centers. It also has the largest number of vocational
rehabilitation services. The District lagged on the number of blood and
organ banks, dialysis centers, miscellaneous health services (wellness
and health screening centers), and medical laboratories. It is important
to note that some districts have been able to attract unique health care
services. For example, FH Altamonte has an umbilical cord bank and FH
Orlando has an eye bank (the only one in the region).
Most of Metro Orlando’s major hospital districts do not have any
medical device manufacturing establishments located within their vicinity.
However, Orlando Health has been able to attract a diversity of
manufacturers including prosthetics and orthotics device companies, as
well as dental laboratories. It also has a clinical research facility located
nearby. These facilities partner with medical practices and hospitals to
test new drugs, therapies, and medical devices. Besides Orlando Health,
only Leesburg RMC and FH Orlando have similar facilities nearby. FH
Orlando is also home to the Center for Translational Research Institute
for Metabolism and Diabetes. This center is a joint venture between the
hospital and the Sanford-Burnham Research Institute dedicated to the
study of obesity and metabolism. All these facilities are key to the
development of a mature health care and research industry which is an
economic development goal of the Metro Orlando region.
When comparing the medical districts, the ECFRPC also looked at
the number of establishments that supported the medical industry.
(Figure 33). The Medical Equipment and Goods Suppliers category

includes establishments that supply medical equipment for patient
monitoring and retail establishments such as pharmacies and optical
stores. Besides the hospital colocation effect, the siting of these
establishments is also heavily influenced by street traffic and the real
estate market.
Figure 33: Number of Medical Support Establishments by District
Facility Name

Medical Equipment
and
Goods Suppliers

Medical Research
and
Manufacturing

Total

Medical District

12

2

14

FH Waterman

5

0

5

Leesburg RMC

10

2

12

Dr. P. Phillips

4

0

4

FH Orlando

10

2

12

6

0

6

Health Central

11

0

11

Orlando Health

29

8

37

Winter Park Memorial

3

0

3

St. Cloud RMC

3

0

3

Central Florida Regional

5

0

5

27

0

27

FH East Orlando

FH Altamonte
Sources: Infogroup and ECFRPC research

Medical District ranked third overall in this category, which is not
surprising since it is located in a downtown area. However, the number of
commercial establishments is about half of what is found near other large
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hospital systems like Orlando Health and FH Altamonte. As explained on
the existing conditions analysis report, several of the zoning districts within Medical District do not allow medical equipment retail establishments.
Making changes to the City’s Zoning Code could change the current
situation.
Figure 34: Infinity Medical Engineering Presentation at Kissimmee City Hall

Source: City of Kissimmee

Attracting more medical research and manufacturing establishments
to the Medical District should also be a goal of the City of Kissimmee.
While working on this report, the City of Kissimmee’s Economic
Development Office announced that Infinity Medical Engineering, a
medical device research and manufacturing company, will be opening a
facility within Medical District by the end of 2015 (Figure 34). This
company will house a 10,000 square foot medical clean room to
manufacture catheter devices and blood pathogen detection systems.

The opening of this medical device manufacturing company places
Medical District in a more competitive position when compared with other
regional medical agglomerations.
The Future of Medical District
When targeting any industry for economic development purposes, it
is important to consider the impact of agglomeration economies or the
benefits that come when firms locate near each other. These positive
colocation effects are particularly felt in the vicinity of anchor institutions
such as hospitals and universities. The Medical District’s three anchor
hospitals have helped to attract more than 150 medical businesses to
downtown Kissimmee. This high number of establishments compares
well against other similar medical agglomerations across Metro Orlando.
The District ranks third in the total number of medical practices and it
contains a variety of medical specialty services not available in other
parts of the region. It also places high in the number of other health care
practices, diagnostic and other medical service establishments, social
service businesses, and support businesses.
The City of Kissimmee recognizes that the medical sector could play
a more pivotal role on the city’s economic development. Because of this
reason, city officials hosted a series of roundtable discussions with local
medical professionals earlier this year. One of the main results of these
meetings was the identification of needs and impediments for the
District’s growth. The medical professionals attending the forum stated
that the District was missing medical practices within the following health
care specialties: dermatology, urology, mental health, and weight
management. These assertions confirm the findings of the regional
profile, which identified dermatology as one of the specialties lacking
within the District compared to other medical agglomerations. However,
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the need for more urologist practices is not sustained by the data.
The health care practitioners also saw the need for more specialized
services such as transplant and specialized surgery (thoracic, esophagus,
and transplant). Some of these services are only currently available at
Metro Orlando’s largest hospitals: Orlando Health and FH Orlando.
The roundtable participants also identified the need for medical
support services including medical supply companies, which is a use
currently restricted in parts of the District (see existing conditions
analysis). They also feel that the District could use more amenities like
hotels and high end restaurants, especially close to the main hospital
campuses. Figure 35 summarizes the medical and support uses
mentioned as missing within the District.
When developing an economic development strategy based on
anchor institutions such as hospitals, it is important to promote linkages
between these organizations and local suppliers. The City of Kissimmee
should follow a two-pronged approach. First, the City can continue to
incentivize the hospital expansions and recruit new medical practices to
locate within the District. City staff should keep communicating with
hospital administrators to learn the specific types of goods and services
purchased by the hospitals. These medical practices need to purchase a
variety of goods and services that should be available within the vicinity of
the medical district area. This includes the hospital and medical equipment stores, information technology companies and other service providers.
Another growth strategy is to recruit companies that offer
complementary services. Some examples of these are clinical research
facilities, compounding pharmacies, medical device companies, and
educational institutions. The first three types of establishments benefit
from having direct partnerships with the hospitals. The City could explore

if there are opportunities for such collaboration within Medical District.
Having an educational institution within the District can also help provide
a constant labor force to work at the hospitals and nearby medical
practices.
The implementation section of this strategic plan discusses a
variety of tasks and actions that the City of Kissimmee could take to
assure that Medical District will stay at the vanguard of the health care in
the Metro Orlando region.
Figure 35: Missing Services in Medical District
Missing Services in Medical District
Medical

Support Uses

Cancer Center

Medical Supply companies

Organ Transplant

Hotels

Pediatric Specialties

Restaurants

Maternal Fetal Medicine Subspecialties
Pulmonary Services
Pancreatic Surgery
Esophagus Surgery
Thoracic and Gastrointestinal Services
Urology services
Dermatology
Obesity Clinics
Psychology practices
Source: Roundtable Discussions, 2015
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3. IMPLEMENTATION REPORT
Introduction
With the adoption of the Medical Arts District, the Kissimmee officials
made a commitment to diversify the city’s economic structure and attract
high wage jobs to the area. The District has several strengths that could
be harnessed to create a successful economic development program
including three anchor hospitals, a large number of medical practices,
and the careful planning of the City’s CRAs. To position the District for
further success, the ECFRPC has created this strategic plan to address
some of the area’s that were identified as potential weaknesses. To
supplement this information, the ECFRPC looked at several medical
district plans from across the nation including the Las Vegas Medical
District (NV), the UT Austin Medical District (TX), the Illinois Medical
District (IL), the Simpson County Health Care Zone (MS), and the
Redmond Professional Business and Medical District (OR). These
medical districts were chosen because they had the most organized
master plans and programs. Similar to Medical District, most of the
districts studied are located within traditional urban areas. Planning for
these urban areas poses a variety of challenges such as the limited
supply of developable land (Las Vegas), perception of urban blight and
aging infrastructure (Redmond). These case studies would shed a light
on some of the challenges involved in planning and implementing medical
districts.
This implementation section is divided into three main themes:
identity and branding, zoning and medical uses, and economic incentives.
A list of strategies and tasks that the City of Kissimmee should follow for

the successful implementation of Medical District is included at the end of
this report.
Identity and Branding
One of the main challenges stated by these plans is the lack of
spatial cohesiveness or the disconnection between land uses. Downtown
areas are home to a variety of services including government offices, retail
districts, residential areas, and office buildings. While this is the norm for
old urban areas, it certainly puts them at a disadvantage when competing
against new medical facilities in the region’s fringe. The challenge then
becomes how to integrate disjointed land uses into a unique district.
Most of the medical district plans reviewed for this project mentioned
place making as an important strategy. By this they mean the creation of
a welcoming urban environment that is attractive to both workers and
visitors. For example, the UT Austin Medical District Plan emphasizes the
creation of a pedestrian friendly environment including building two plazas
with benches and special paving features near the entrances of the two
planned medical buildings. Besides gateway improvements, the City of
Redmond promotes the use of a trail network to connect several parts of
its medical and office district (Figure 36).
The City of Kissimmee has expressed similar goals in the Downtown
and Vine Community Redevelopment Area (CRA) plans, which
encompass the southern part of Medical District. Both plans adopt urban
design principles and promote the building of better signage and gateway
features to increase pedestrian activity and interactions. These plans also
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promote the location of medical uses within their respective areas.
Figure 36: Redmond District Trail Network

Case Study Profile: Las Vegas Medical District
Since 1997 when its medical district boundaries were first adopted, the City of Las Vegas
has been focusing on planning the Las Vegas Medical District to revitalize the City’s
downtown area, attract new medical services, and diversify the area’s job base. The area is
home to several medical anchor institutions including the University Medical Center, Valley
Hospital, the University of Nevada Las Vegas (UNLV) School of Dental Medicine, UNLV
and Nevada State College Schools of Nursing, the University of Nevada School of
Medicine, the Lou Ruvo Center for Brain Health, and several small-scale medical office
buildings.
The City completed the Medical District Master Plan in 2002 (revised and amended in
2007) that created land use regulation for the District. In 2013 the City convened the Las
Vegas Medical District Advisory Council, a stakeholder group responsible for developing
plans and strategies to help expand the medical district. The group has been responsible
for the creation of the medical district’s master facilities plan that emphasizes the location
of new medical services and other infrastructure investments.

Source: Redmond Professional Business and Medical District Master Plan, 2012

To achieve the smooth transition between land uses, the
communities studied adopted similar regulations and standards for the
whole district. One of the biggest challenges that Medical District will face
in the future is how to integrate the District’s north and south areas into a
cohesive urban district. The northern part of the District, which includes
the neighborhoods north of Vine Street has not the subject of a detailed

neighborhood design plan. Currently, the properties within this area only
need to meet the zoning regulations and building standards. Moreover,
there are close to 30 acres of land within the District located within
unincorporated Osceola County. These properties are subject to a
different set of regulations. The discrepancy in land use regulations and
requirements has, in effect, helped to create four distinct sub areas within
the District: Downtown CRA, Vine CRA, North Medical District, and
unincorporated Osceola County. Since cohesiveness is a very important
part of creating a successful medical district, the ECFRPC recommends
the City to begin conversations with the County to start annexing the
unincorporated properties.
Kissimmee has several options to address any issues with the
properties located within City limits. For instance, Kissimmee could
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discuss extending the Downtown CRA design standards north to
Donegan Street to include all these properties. This might not be the
preferred course of action because it would involve a new group of
property owners that might fear any additional taxes. An alternative would
be the creation of a special urban design overlay for the properties north
of Vine Street, with similar urban design requirements.
An important part of providing a special identity to Medical District
area is to include it on City documents. The American Planning
Association (APA) recommends including statements that reflect the
value of the Medical District for the community in the City’s
Comprehensive Plan including goals and objectives that reflect the
importance of the health care industry to the jurisdiction. The Simpson
County plan recommended adding the new medical district to the
jurisdictions’ land use plans and amending the zoning ordinances to
include the proposed medical overlay districts
Finally, creating a cohesive medical district is not only the purview of
the City but it should also involve the area’s hospitals. Being the largest
employers and land owners within the District, these anchor institutions
are vital for the revitalization of the area. In Las Vegas, the City created
an Advisory Council that includes representatives from the different
medical institutions. This group is helping to create the new district’s
brand identity (including place making efforts) and assist with the
recruitment of new medical services. Staff from FH Kissimmee and
ORMC is already assisting the City with several planning efforts and
could become assets in this new effort.

Medical District Uses and Zoning Regulations
The medical profile analysis found that Medical District is one of the
largest medical districts in the Metro Orlando region based on the total
number of medical practices, other health care providers, and related
services. While this is an important finding, there are some issues that
need to be addressed to solidify Medical District’s position within the
region
First, the City of Kissimmee should address its zoning regulations to
allow both primary and complementary medical uses. While the southern
part of the District has several mixed used zoning districts, the properties
North of Vine Street are subject to a more Euclidean zoning code that
restricts the location of hospitals and medical supply companies. While
according to staff there is some flexibility to these requirements, they
seem to be open to interpretation by the City’s zoning official.
In 1994, the American Planning Association (APA) prepared a brief
that listed the number and type of medical facilities allowed by various
medical districts from across the nation (Figure 37).
While this
information is more than twenty years old, it does provide a
comprehensive list of institutional, commercial, and community uses that
could be allowed in Medical District. To that point, most medical districts
prohibited outside storage, a restriction that helps to improve the medical
districts’ aesthetics.
Another way of looking at permitted uses is, hierarchically, based on
the role the businesses play within the medical cluster. This would
separate businesses into three categories: core medical uses,
supplementary uses, and other ancillary uses. The Simpson County
Health Care Zone plan specifically mentions medical service provider
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offices, medical supply, biologics, laboratory testing, imaging, and
pharmaceutical production as allowed uses. The City of Kissimmee
should focus on recruiting these core uses as they provide the majority
of health care services. Additionally there are businesses that supply
services to these core industries. Some examples of these are nonemergency transportation services (for infirm residents and the elderly),
laundry services, medical manufacturing, and medical equipment
wholesalers. Finally, there are ancillary/supported uses that do not
provide any specific medical related services but can help to create a
vibrant medical district. These uses include hotels, housing (both
permanent and temporary), restaurants, and retail businesses.
Figure 37: Permitted Uses in Medical Districts
Institutional Uses

Commercial Uses

Child Care and Adult Care Facilities

General Office

Hospitals, General and Specialty

Heath Services

Nursing Homes and Homes for the Aged

Optical Firms

Total Care Facilities
Community Services Uses
Business Schools, including Medical
Education Institutions
Emergency Services, including Ambulance
Services
Recreational Uses
Public Parks

Medical Related Offices
Business Services
Medical Research, Experimental and Testing
Laboratories
Medical and Dental Equipment and Supply
Facilities
Limited Retail Sales
Drug Stores
Gift Shops
Florists

Source: American Planning Association, ECFRPC

Case Study Profiles
Simpson County Health Care Zone
Simpson County is a rural community located halfway between the cities of Jackson and
Hattiesburg (MS) that serves as a hub of services for nearby communities. The Simpson
County Economic Development District, with the support of the Cities of Magee and
Mendenhall and Simpson County, commissioned a master plan encouraged by the passage of
the Mississippi Health Care Zone Industry Act in 2012. The Master Plan includes a market
study of the 5-mile area surrounding the region’s two main hospitals: Simpson General
Hospital and Magee General Hospital. It also includes a list of targeted industries, target
master plans around each hospital, suggested boundaries and language for zoning overlay
districts, business incentives, and suggested marketing materials.
Illinois Medical District
Comprising a total of 560 acres, the Illinois Medical District is the largest urban medical district
in the United States. It is situated less than two miles from Chicago’s Central Business District
and is anchored by four hospitals (Jesse Brown VA Medical Center, Rush University Medical
Center, John H. Stoger Hospital and the University of Illinois Hospital and Health Sciences
System), two universities, a technology park, and more than 40 health care related
businesses. All recruitment and business efforts are led by the Illinois Medical District
Commission, a seven member body whose members are appointed by the Illinois Governor,
the Mayor of Chicago, and the Cook County Board of County Commissioners.
Redmond Professional Business and Medical District
In 2011, the updated Redmond Downtown Urban Renewal Plan charged the City of Redmond
(OR) with creating a master and strategic plan to create a professional business and medical
district in the vicinity of the St. Charles hospital. The proposed district is located along the
City’s main commercial corridor, an area comprised of a mix of industrial, institutional, office
and residential uses. The plan’s objective is to create an active urban environment that could
attract a fair share of medical and professional jobs to this Central Oregon community. To do
this, the plan addresses urban blight conditions through a variety of urban design
interventions.
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The City’s Development Services Department can develop a
zoning overlay for Medical District that includes a variety of uses.
Another option is to develop a form based code for the Medical District
area. Both approaches have their benefits and disadvantages. Zoning
overlays tend to be more difficult to enforce because they create
additional requirements that, in some cases, may contradict the current
code. The form based code is more flexible as it allows for uses based
on the area’s urban form. Nowadays, they tend to take a lot of time to
be developed and usually require hiring a private consultant.
For business attraction and relocation purposes, the ECFRPC
recommends that the City focus on pursuing core medical uses such as
health care providing practices, medical testing laboratories and
imaging centers, medical device manufacturers, and clinical research
centers. The area hospitals could assist the City with recruitment
efforts.
Economic Incentives
The introduction of economic incentives to spur development was
one of the topics discussed by some of these medical district plans,
however, the level of detail varied greatly among the different
jurisdictions. By far, the most aggressive was the incentive package
developed by Simpson County due to its support from Mississippi’s
Health Care Industry Zone Act. This legislation provides a variety of
economic incentives for health care businesses including an
accelerated ten-year state income tax depreciation deduction and a
sales tax exemption for equipment and materials purchased for a new
facility. The legislation also allows local governments to provide other
local incentives such as property tax “fee in lieu” for ten years or a ten
year ad valorem tax exemption. While these types of exemptions and

Case Study Profile: UT Austin Medical District
The UT Medical District study area encompasses about 65 acres of land within the southeast
portion of the University’s main campus and in close proximity to its Medical Center and the
School of Nursing. The main partners on this project are the University of Texas at Austin,
Seton Health Care (a non-profit hospital) and Central Texas Healthcare (Veteran’s Hospital).
The Medical District plan was developed to help organize the construction several new health
care facilities including a medical school, a medical research building, a teaching hospital, and
medical office complex. All of these facilities are expected to open within the next two years.

deductions might not be applicable or feasible for Medical District, the
study also recommended administrative fee abatements for
development services such as rezoning, conditional use permits and
variance requests, and building permits.
Another district that offers a diversity of location incentives is the
Illinois Medical District in downtown Chicago. These include flexible lot
configuration/build-to-suit, small business debt and equity financing,
enterprise zone, research and development tax credit, tax increment
financing, corporate tax credit, small business creation tax credit, and
incumbent work training reimbursement.
The North Las Vegas Medical District plan recommends the
development of an incentives toolkit to attract new development and
residents to the area. Some of the proposed ideas include support for
the construction of shared parking garages, business grants and loans,
predevelopment assistance for specific development sites, support
through the regulatory process, flexible configuration/build-to-suit, small
business debt and equity financing, research and development tax
credits, corporate tax credits, small business job creation tax credit, and
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incumbent worker training reimbursement.
Finally, the City of Redmond (not strictly a medical district plan)
recommends the provision of gap financing to help make projects more
feasible and reduce their development costs. This assistance could be
offered in a variety of ways including loans, grants, land assembly,
design assistance, and land-value write downs. Through its urban
renewal plan, the City created a list of requirements that a project needs
to meet in order to be recommended for investment. These include
addressing urban blight, creating new tax revenue and jobs, connecting
with other projects, leveraging public and private funds, being supported
by the community. The project should also have interest from developers
and create new housing and family amenities.
To finance the provision of these economic incentives, the plans
identified several funding mechanisms including federal and state grants,
private sector funding through local improvement districts, and the
reallocation of transportation and infrastructure funds. However, the most
recommended funding mechanism was the creation of a Local
Improvement District (LID) and an Economic Improvement District (EID)
to help fund the District improvements with special taxation. In the
Downtown and Vine CRAs, the City of Kissimmee already has two
different taxing entities similar to these type of districts. Therefore, these
may not be the best solution to finance the incentive plan.
Medical District’s Incentive Toolkit
The districts studied for this case analysis used a variety of
incentives to attract new investment to their areas. When developing
Medical District’s business incentive program, the City needs to
understand the tax burden of the businesses it wants to attract. Unlike

other states, Florida does not have an income tax. Therefore, most of the
tax burden for local businesses is based on property and sales taxes.
Based on discussions with City officials, property taxes are an important
source of local revenue so there is no interest in providing a rebate on
these taxes. Moreover, most of the business sales taxes are collected by
the State of Florida and not Osceola County. Therefore, the ECFRPC
does not recommend providing any incentives based on these two taxes.
Because of this situation, the ECFRPC recommends the City develop
and incentive tool box that addresses development costs within Medical
District. These include the reimbursement of building permit fees, the
reduction of development review fees, the provision of grants to
businesses relocating within the District, and mobility fee reduction. These
incentives would only be available to core medical businesses as
described in the previous section. To lower the fiscal impact this incentive
package could have on Kissimmee’s budget, the ECFRPC recommends
using a staggered approach that bases the incentive amount on business
investment.
Building Permit Fees Reimbursement
The City of Kissimmee should offer a reimbursement for development
services and building fees based on the amount invested by the property
owner on building improvements and other regulatory fees. Currently, the
City of Kissimmee charges a base fee that includes both the building
permit and plan review (Figure 38). The amount charged varies according
to the commercial project’s valuation. For example, a $55,000 construction
project would pay a total of $1,758.02 in fees. These fees would include a
$1,674.32 base fee for the first $50,000 valuation of the project and $83.57
(16.74 x 5) for the additional $5,000 value.
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The ECFRPC recommends that the City of Kissimmee reimburse
property owners a fraction of the money that they spend on the building
improvements according the amount of investment. To do this, the
ECFRPC recommends the City analyze historical building permit records
to identify the most common project valuations within the District. The
funds for the reimbursement program would be paid from the City’s
Economic Development Trust Fund or any similar program set up by the
City Commission.
Figure 38: City of Kissimmee Commercial Building Permit Fee Schedule
Project Valuation

Base Fee

Project Valuation

Value Fee Reimbursement

Maximum Amount

$1.00- $25,000

1.5%

$5,000

$25,001 to $100,000

2.5%

$10,000

$100,001 to $250,000

4%

$15,000

More than $250,000

6%

$25,000

Additional Fee*

$1.00-$1,000

$59.80

NA

$1,001-$50,000

$59.80

$32.95

$50,001-$100,000

$1,674.32

$16.74

$100,001-$250,000

$2,511.49

$10.76

$250,001-$500,000

$4,126.01

$16.50

$500,001-$1,000,000

$8,252.02

$11.96

$14,231.75**

$5.98

$1,000,001 >

Figure 39: Building Permit Fee Reimbursement Schedule

Source: City of Kissimmee
*The additional fee is charged to projects that go over the base valuation fee. The
additional fee is for each additional $1,000 valuation or fraction thereof.
**Base fee is for $100,000

Source: ECFRPC

Development Review Fee Schedule
In addition to building permits, the City of Kissimmee also charges
fees for a variety of planning and development services such as
rezonings, future land use amendments, variances, and conditional use
permits. The ECFRPC recommends that the City reduce the fee
charged for these services ten percent for all properties within the
District (Figure 40). This reduction in the amount of fees charged for
Medical District would help to lower the costs of developing any large
projects within the area.
Medical Uses Grant

The reimbursement would occur when the building certificate of
occupancy is provided to the applicant to assure the City that the
investment is made in the property. Moreover, the refund amount will
be capped based on the amount invested by the applicant. Figure 39
provides an idea of how this new reimbursement schedule could work
based on project valuations.

Most starting businesses usually have problems accessing capital
to help fund their operations because they have not generated any
income. The City of Kissimmee can help these businesses by providing
them with grants tied to the amount of money invested by the new
medical business. One advantage of this type of assistance is that it
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Figure 40: Revised Development Fee Schedule for Medical District
Development Fee

Current Charge

would go directly to the business owner and not to the property’s
landlord.

New Charge

Rezoning

$2,246

$1,685

Small Scale FLU Amendment

$2,341

$1,756

Large Scale FLU Amendment

$3,910

$2,933

PUD Zoning/Preliminary Plan

$3,936

$2,952

$802

$602

PUD Amendment (Major or Moderate)

$3,647

$2,735

PUD Site Plan

$3,938

$2,954

$506

$380

Conditional Use

$1,780

$1,335

Conditional Use/Site Plan

$2,835

$2,126

Conditional Use/Site Specific Redevelopment Plan

$2,955

$2,216

Minor Site Plan

$2,431

$1,823

Site Plan (Full)

$1,963

$1,472

Site Specific Redevelopment Plan (CRAO)

$2,031

PUD Amendment (Minor)

PUD Name Change

This grant money could be used for tangible business purchases
(such as equipment) and other expenses deemed important by the City
of Kissimmee. The applicant would provide to the City a copy of the
receipts for the goods purchased and an affidavit stating that the
equipment would be used within the Medical District area. To protect tax
payers, the City could also provide the funds in intervals instead of a
one time payment. Figure 41 shows the recommended maximum
amount of grant funding based on the level of investment.

Figure 41: Medical Uses Grant
Amount Invested

Grant Percentage

Maximum Grant Amount

Less than $100,000

15%

$20,000

$1,523

$100,000 -$250,000

20%

$25,000

$757

$568

More than $250,000

25%

$50,000

$5,195

$3,896

$4,626

$3,470

$339

$254

Final Site Development (Construction) Plan Amendment
After DO

$1,332

$999

City Commission Variance

$2,032

$1,524

Buffer Waiver

$1,604

$1,203

Board of Adjustments

$2,771

$2,078

$275

$206

Site Plan Extension
Preliminary and Final Site Development (Construction
Plan)
Resubmittal of a Final Site Development (Construction
Plan)
Switch Out pages (Developer Initiated)

Administrative Waiver/Variance

Source: ECFRPC

Mobility Fee Assistance
The City of Kissimmee charges mobility fees (formerly known as
transportation impact fees) to commercial developments depending on
the type of use and its size. These mobility fees are charged when a new
property is developed, an existing development is expanded, and when a
more intensive use relocates to an existing space. The final fee is
determined by a formula that factors the cost of construction, the number

Source: City of Kissimmee
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of vehicular trips generated by the new use, and the mobility district where
the project is located. It is also important to note that these fees were
already reduced from what the City originally charged developers. Adding
to the complexity of this fee schedule is that a particular location may have
credits available from a previous use.
Medical District encompasses three different mobility districts (1, 9
and 10). Figure 42 shows the amount of mobility fees charged for a
50,000 square feet medical office per district according to the City’s
mobility fee calculator. Based on this instrument, a medical building
locating on the north part Medical District (District 1) would pay almost
double in fees when compared to the southern part of the district (Districts
9 and 10).

and 10. For Mobility District 1, the recommended discount percent would
be higher at 40 percent (Figure 43).
The City of Kissimmee may also consider creating a threshold for
the incentives provided through this program. For example, the minimum
amount of investment needed to qualify for this incentive program should
be set for at $100,000. At the same time, the maximum amount of credit
should also be capped to maximize the program and protect tax payer
money.
Figure 43: Mobility Fee Discount for a 50,000 sqft.2 Medical Clinic
Mobility District
1
9
10

Figure 42: Mobility Fee Charged by Mobility District
for a 50,000 sqft.2 Medical Clinic

Percentage
Discount
0.4
0.2
0.2

Mobility Fee
$676,858
$342,478
$326,647

Total Discount
$270,743
$68,496
$65,329

New Fee
$406,115
$273,983
$261,318

Sources: City of Kissimmee Mobility Fee Calculator and ECFRPC

Mobility District

Mobility Fee
1

$676,858

9

$342,478

10

$326,647

Source: City of Kissimmee Mobility Fee Calculator

Because of the complexity of mobility fee implementation and the
difference in the amount of fees charged per geographic district, the
ECFRPC recommends that the City implement a mobility fee grant
program based on the amount of mobility fees paid by the developer
after previous credits are applied to the development. The mobility fee
rebate would be based on a 20 percent discount for Mobility Districts 9

In addition to mobility fees, the Toho Water Authority charges
water and sewer fees based on the impact that a specific use may
create. The City of Kissimmee should contact the water authority to
explore if there is interest in starting an incentive program for medical
service providers locating within the District.
Conclusions
The proposed incentive package for Medical District achieves
several goals. First of all, the program is based on investments, which
can help to combat blight and improve the area’s current conditions.
Moreover, the program should be simple to administer and avoid major
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administrative hurdles. The City of Kissimmee would already be aware of
the building permit valuation before providing any credits. In the case of
the grant program, participating businesses would need to only provide a
receipt and a notarized affidavit stating that the new equipment bought
would stay within Medical District. Finally, basing the size of the
incentives on the amount of money invested by businesses should help
to protect tax payer money and the City’s tax base.
Before beginning this incentive program, the City of Kissimmee
should also consider other variables. The City should determine the
amount of resources that would be made available for the medical
incentive program annually. City officials could provide a set amount of
funds for the program annually that would be used to attract new medical
practices or expansions until the money is depleted. Another important
aspect to consider is if this would be a tiered program, allowing a project
to potentially qualify for a variety of incentives. Finally, the City of
Kissimmee should be flexible and give its officials enough room to alter
this incentives program annually according to demand and type of
investments made by the private sector.

In their role as anchor institutions, the local hospitals (ORMC and
FH Kissimmee) have helped to generate additional demand for medical
uses within this area. They should become an integral part of this effort
moving forward.
The City’s interest to further develop the District by providing
economic incentives should help to consolidate it into one of Metro
Orlando’s most successful medical agglomerations. The ECFRPC is
happy to contribute to the City’s success and looks forward to future
opportunities to assist Kissimmee with the implementation of this
strategic plan.

Medical District Program Strategies
Medical District presents an important opportunity for the City of
Kissimmee to diversify its economy and create high wage jobs. In
Medical District, the City of Kissimmee has a golden opportunity to
reinvent itself as one of the region’s premiere medical clusters and
attract new investment to revitalize the downtown area. To fulfill the
District’s potential, city officials should address the challenges discussed
throughout this report including the District’s branding and urban form,
zoning and medical uses, and economic incentives. Figure 44 lists the 14
recommended strategies to address some of these challenges.
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Figure 44: Medical District Program Strategies
Branding and Urban
Form

Focus Areas
Zoning and Medical
Uses

Create incentives to promote lot aggregation and consolidation within the District.

x

x

Start conversations to annex properties on the north side of the District located in unincorporated Osceola County.

x

Create an advisory council or taskforce comprised of representatives from the hospitals, the City of Kissimmee, and medical
practices to assist in the recruitment of health care and bioscience businesses.

x

Evaluate options to allow mixed uses and create additional urban design standards for the northern part of the District.

x

Adopt Medical District as one of Kissimmee’s major Activity Centers in the Comprehensive Plan and include new policies and
objectives addressing development on this part of the city.

x

Develop a set of high-quality marketing materials designed to present the existing, planned, and proposed development assets of
Medical District.

x

Strategies

x

Develop an active recruitment plan to attract bio-science and healthcare related businesses and facilities.
Develop a vacant property inventory based on the existing conditions analysis and vacancy analysis to help market the district to
potential developers.

Economic
Incentives

x

Work with owners of vacant properties to attract more medical services to the District.

x

Allow the location of medical supply companies within the District.

x

Communicate with hospital administrators to learn the specific types of goods and services purchased by the hospitals.

x

Recruit more medical practices and complementary services such as clinical research facilities, compounding pharmacies, medical
device companies, and educational institutions.

x

Analyze Medical District's historical building permit data to identify the most common project valuation and investments within the
District to create incentives caps.

x

Create forms and guidelines to administer the Medical Arts District Economic Incentive Program.

x
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Appendix 1. DOR Codes by Land Use Category
Land Use

Vacant Land

Residential

Office

Commercial

DOR Code Description
0001
0011
1001
4001
7501
8901
7101
0111
0311
0411
0611

Vacant
Vacant-Improved
Vacant Commercial Vacant
Vacant Industrial-Vacant
Non-Profit Services-Vacant
Municipal-Vacant
Churches-Vacant
Single Family-Improved
Multi-Family-Imp 10 Units Or More
Condominium-Improved
Retirement Homes-Improved

0811
1711
1811
1911
1941
1940
1111
1121
1211
1240
1241
1611
2111
2211
2311
2511
2611
2711
2911
3911
1011

Multi-Family-Improved Less Than 10 Units
Office Building-Improved
Multi-Story Office Imp
Profess Building-Improved
Prof Office Condo-Improved
Prof Office Condo-Vacant
Stores, 1 Story-Improved
Stores/Pharmacy
Store/Office/Residential
Stores/Office/Residential/Condo-Vacant
Stores/Office/Residential/Condo-I
Community Shop-Improved
Restaurant/Cafe-Improved
Drive-In Rest-Improved
Financial Building-Improved
Repair Services-Improved
Service Station-Improved
Vehicle Sale/Repair-Improved
Wholesale Outlet-Improved
Hotels & Motels-Improved
Vacant Commercial Improved

Land Use

DOR Code Description
4811

Light Manufacturing-Improved
Warehouse Storage-Improved

4831

Warehouse Mini Storage-Improved

7111

Churches-Improved

7121

Church-Daycare-Improved

7211

Private Schools-Improved

7221

Private Schools Daycare-Improved

7311

Private Hospital-Improved

7411

Homes For Aged-Improved

7511

Non-Profit Services-Improved

8301

Public Schools-Vacant

8311

Public Schools-Improved

8611

County-Improved

8701

State-Vacant

8711

State-Improved

8901

Municipal Vacant

8911

Municipal-Improved

9111

Utilities-Improved

9401

Right Of Way-Vacant

9611

Wasteland/Dump-Improved

4111
Industrial

Institutional

East Central Florida Regional Planning Council– Kissimmee Medical Arts Strategic Plan 46

Appendix 2. Medical District Map Series
Figure 1: Medical Arts District Boundaries
Figure 2: Vacant Parcels in Medical District
Figure 3: Residential Units by Type
Figure 5: Office and Commercial Uses
Figure 6: Institutional Uses
Figure 8: Future Land Use Designations within the District
Figure 9: Medical Arts District and Kissimmee CRAs
Figure 18: Location of Kissimmee Health Care Establishments
Figure 19: Health Care Establishments within Medical District
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