
 

11 administrative  

 a. Approve minutes from 8-16-2016 

21 action  
 

a. Grow Florida Businesses to Watch 
b. Comprehensive Plan - Housing Element 

      3 informational  
 

a. Comprehensive Plan Timeline  
b. City Updates – Development report 
c. Board Appreciation Dinner 

41 new business  
 

a. Discuss availability for Joint P&Z and EDAB Worksession – September 26, 2016 
at 12:00 

b. Transportation Advisory Board Meeting – September 26, 2016 at 4:00pm 
c. Next EDAB Meeting date – October 11, 2016 at 8:15am 

51 public comment  

 
 
 

 adjourn  
 

 

September 20, 2016 at 8:15 a.m. 
Winter Park City Hall, Chapman Room 

401 Park Avenue S., Winter Park, FL  32789 



 



 
 
 

 
 

Subject 1 
 
Approve minutes dating August 16, 2016  

 
motion | recommendation 

 
Motion to approve minutes from August 16, 2016 is requested. 

 
Background 

 
N/A 
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Economic Development Advisory Board 1  

CITY OF WINTER PARK 
ECONOMIC DEVELOPMENT ADVISORY BOARD 

 
Regular Meeting                                                                                                                                                August 16, 2016 
8:00 a.m.                                                                                                Chapman Room  

MINUTES 
 

Meeting was called to order at 8:24 a.m. in the Chapman Room of City Hall.  
 
BOARD MEMBERS PRESENT: John Caron, Kelly Olinger, Owen Beitsch, and John Gill (@ 8:30 a.m.) 
 
BOARD MEMBERS ABSENT: Maura Weiner, Matthew Embers, Steve Flanagan 
 
STAFF MEMBERS PRESENT: Dori Stone, Kyle Dudgeon, Laura Neudorffer, Lindsey Hayes 
 
ADMINISTRATIVE ITEMS: 

A. Approval of the July 19, 2016 Minutes 
Motion made by Owen Beitsch, seconded by Kelly Olinger, to approve the July 19, 2016 minutes. Approved 4-0. 
 

ACTION ITEMS: 
 

INFORMATION ITEMS: 
A. City Visioning Next Steps: 

Mr. Dudgeon provided an overview to the Board to open up the discussion. It was agreed upon by Board and Staff 
not to review the Visioning process documents in detail this morning but said documents were provided in the 
agenda packet for reference. 

  
B. Good Morning Winter Park:  

Mrs. Stone addressed the board and expressed staff’s interest in attending rather than speaking at the events. Mr. 
Caron expressed the desire to have EDAB become more involved in the Good Morning Winter Park discussions. 
Board requested more clarification on the goal of the discussion topics. 

 
C. City Updates 

Mrs. Stone gave additional details and updates regarding the Comp Plan and which City Boards need to be revisited 
to discuss the process. A timeline was provided in the agenda packets outlining the proposed dates of completion for 
each department. Mr. Dudgeon spoke on the benefits of switching to fiber and how moving forward with the process 
would need to happen. Staff will inquire on the possibility of having Magellan attend the October meeting along with 
the City IT department to discuss further. 

 
  
NEW BUSINESS 
Next meeting scheduled September 20th, 2016. There being no further business, the meeting adjourned at 9:17 a.m. 
 
 
 
________________________________     ________________________________ 
John Caron, Chairperson       Laura Neudorffer, Board Liaison 



 
 
 

 
 

Subject 2a 
 
Grow Florida’s Businesses to Watch event 

 
motion | recommendation 

 
Request to approve staff expenditure not to exceed $3000 to recognize winners of the Grow Florida’s 
Businesses to Watch in Winter Park.  

 
Background 

 
At the April 19, 2016 EDAB meeting, the board was requested to review Grow Florida’s (GrowFL) 
annual ‘Businesses to Watch’ event for a potential marriage between the city’s business community 
and eligible applicants. The purpose of the event is to raise awareness, marketing, and networking 
opportunities for second stage companies through Florida. After months of application review Winter 
Park successfully was recognized for two growing companies, VALiNTRY and ZIO. VALiNTRY located 
at 1201 S Orlando Avenue is an IT Consulting & Finance/Accounting Staffing firm. They connect firms 
with top tier employees in a number of target industries across the . ZIO is located at 660 Clay 
Steet. They offer software integration services to commercial office buildings and residential homes.  
The firm has been established since 2000 and used by many local companies including complete 
audio/video installation of the Alfond Inn’s event space.  
 
A large role of Economic Development in a limited-developable space community is to facilitate and 
encourage the growth of existing companies. By that, there is an opportunity for EDAB and staff to 
assist in the recognition of the GrowFL achievement by placing an acknowledgement of award in an 
upcoming issue of Business in Focus.  
 
Business in Focus (BNF) is a largely digital periodical that provides a comprehensive view of business 
in North America. According to their metrics, they reach approximately 365,000 subscribers per 
month. Economic Development staff was approached by BNF to produce a feature on the city at no 
cost however the company collects revenue by selling advertisement space to offset producing these 
features gratis. As backup to this item is a feature on Sanford, Florida. Staff anticipates a similar 
final product. After completion, the city is free to use the finished product for its own marketing 
purposes. 
 
Staff requests the review and approval of at least a quarter page advertisement, paid by the city, to 
showcase the successes of the GrowFL awarded businesses.  
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As feAtured in business in Focus 
August 2015
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Written by Anne Lindert-Wentzell

Visioning is a useful technique to determine how we’d like to see the future unfold. It involves conscious decision making – a 

workable plan where nothing is left to chance. 

This same principle can be applied when planning for the vision of future cities. Change is inevitable, and many cities are trans-

forming quickly largely due to technology, demographics, population growth and economics. 

Those cities anticipating and planning for the future remain the most successful. Those that want to retain the status quo, are not. 

By all indications, the leadership of Sanford, Florida is choosing the former.   

Created as the county seat of Seminole County in central Florida, Sanford was incorporated as a city in 1877. The city is ideally 

located bordering on Seminole and Volusia counties and is equidistant from the major cities of Orlando to the south and Daytona 

Abraham Lincoln was wisely referring 
to the process of visioning and planning 
when he noted, “the best way to predict 
the future is to create it yourself.”

Magnolia Square
Photo credit: JP Photography
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Beach to the northeast. With a population of 56,000, the city 

rests on the southern shore of Lake Monroe at the head of the 

St. John’s River, which is one of the few rivers in the world that 

flows north. 

Originally named Mellon then Mellonville in the 1800s, it was 

Lincoln’s Ambassador to Belgium, Henry Sanford, who had a 

vision for the city, realizing its potential for growth as a trans-

portation hub for central Florida. He wasn’t wrong, and today 

Sanford continues to grow through strong leadership and 

diligent planning. 

Building a Transportation Network

Transportation infrastructure plays a crucial role in how cities 

continue to evolve, and Sanford is well positioned for growth 

with many transportation assets, starting with an excellent 

highway system such as the 417 GreeneWay, a 4 lane toll road 

that connects Interstate 4, the east-west corridor that connects 

Daytona Beach to Tampa, on the north to Interstate 4 south 

of Orlando.  Sanford’s Mayor, Jeff Triplett, notes that addition-

ally, “We’re in the last phase of 

the construction of the loop to 

the west—the Wekiva Parkway.  

The new parkway will connect 

at I-4 in Sanford and head west 

before turning south to tie back 

into I-4 south of Orlando.” 

The Port of Sanford, on the St. 

John’s River, was historically 

utilized for the shipment of goods. Today the port is used recre-

ationally as a marina and is home to a business incubator with 

a number of small businesses already in place. The site has half 

a million square feet of leasable office and warehouse space for 

business start-ups. 

The Orlando Sanford International Airport is strategically 

located to give Central Floridians access to numerous domestic 

and international locations. The airport welcomes more than 

2 million travelers each year. Orlando Sanford Airport is one 

of the nation’s fastest growing and one of the world’s top 30 

busiest airports, due in part to flight training at Aerosim Flight 

Academy. Aerosim trains professional, highly qualified pilots to 

fulfill the needs of the growing airline industry.

Sun Rail, central Florida’s commuter rail system, began opera-

tions in 2014, with Sanford having one of the 12 stops.   Phase 1 

of the line runs 31 miles along the former CSX Railroad. Current-

ly ridership is averaging 3,200 people per day on the system. 

The city is also home to the southern terminus of the Amtrak 

Auto Train.  The Auto Train transports motor vehicles, water 

craft and other recreational vehicles nonstop from Washing-

ton, DC area to Sanford.  Sanford is becoming a destination for 

many who visit the Sunshine state. 

Positioned for Growth 

With six Industrial parks and almost 12,000 acres of zoned 

industrial and commercial land, Sanford is open to new 

business ventures. Although most of the parks are occupied, 

“There’s sufficient availability today for new business.  We still 

have plenty of green space for future building needs,” accord-

ing to Bob Turk, Sanford’s Economic Development Director.  

The city’s industrial parks are Foreign Trade Zones, or free-

trade zones, providing companies with tariff and tax relief that 

lower operational costs for international trade, generating both 

investment interest and employment.

Sanford has a number of state and county incentives to attract, 

retain and enable expansion 

of business. For example, the 

Seminole County Jobs Growth 

Incentive (JGI) provides funding 

for qualified target industries 

to assist in relocation, permits 

and other related business 

costs. Targeted industries 

include aviation, health care, 

and technology—including 

semiconductor defense and solar related businesses. Funding 

is approved when a business can demonstrate a substantial 

capital investment and job creation. Mr. Turk believes that the 

JGI incentive will attract even more businesses to the city and 

provide excellent opportunities for its downtown.

Additionally, business attraction is fostered by the Qualified 

Target Industry Program (QTI) Tax Refund, a state program in 

which the city and county also partner, and is aimed at target 

industries that encourage quality job growth and contrib-

ute significantly to the economic sustainability of the city. To 

qualify, ten net new fulltime jobs must be created or employ-

ment increased by ten percent.   

Focused On Business Success

Sanford’s strongest sectors include Healthcare, Aviation, Manu-

facturing and Education, and all four sectors continue to con-

tribute substantially to Sanford’s growth and sustainability.  

“The city is ideally located 
bordering on Seminole and 

Volusia counties and is 
equidistant from the major cities 

of Orlando to the south and 
Daytona Beach to the northeast.”

3  business in FOCus 
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A PArtnershiP Built 
on success

Seminole State College has long partnered 

with the city of Sanford, business and other 

entities within the region as a workforce devel-

opment and training provider. The College, 

currently celebrating its 50th Anniversary in 

2015, is constantly working with community 

leaders to develop cutting edge programs to 

meet the needs of communities, business and 

students.

“The College has an active business incubator 

in Sanford, which is approximately 90 percent 

filled,” says Angela Kersenbrock, the College’s 

Associate Vice President, School of Career and 

Professional Programs. “Through the incuba-

tion partnership, the College, the incubator 

and the city of Sanford offer business devel-

opment, small business counseling, business 

planning, and advice on venture capital acqui-

sition,” she adds. “The incubator also houses 

smaller start-ups, to help them get established.”

Ms. Kersenbrock also indicates that the 

College recently added Supply Chain Manage-

ment degrees to its programs to address the 

needs of the growing manufacturing sector. 

“We want to help Sanford establish its inno-

vation niche, which is not a competition with 

downtown Orlando, but more of an “Indie hip” 

downtown scene,” she adds.

City leaders praise the excellent leadership and quality of 

service provided by Central Florida Regional Hospital. The 

hospital recently elevated its level of service to a Level II Trauma 

Center. This designation serves a Trauma Service Area for a five 

county region.

With the new designation the hospital has added additional 

trauma surgeons, neurosurgeons and other surgical and 

non-surgical specialists who are available at a moment’s 

notice. Along with the excellent physician teams, medical 

personnel, and state of the art equipment, the facilities are 

available 24 hours-a-day, seven-days-a-week for immediate 

or follow-up treatment.

According to Hospital CEO Wendy Brandon, “The Level II 

Trauma Center at Central Florida Regional Hospital is here to 

serve the community – providing high quality, local trauma 

care at the doorstep of Central Florida. Our growth will help 

the Sanford community and the region continue their growth 

and development.”

There are other industries making their way into the city’s 

economic arena, explains Rosemary Hartman from Coldwell 

Banker Commercial AI Group, who also chairs the Economic 

Development Committee of the Greater Sanford Regional 

http://afa.edu
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Chamber of Commerce.  According to Hartman, “There are a 

couple of other areas that are fully in alignment with the rest of 

what’s going on in central Florida.” She says one is technology. 

“We already have a renowned technology firm – StackFrame 

– that’s in downtown Sanford today. They’ve grown from 

a startup to over 20 employees,” she explains.” One of many 

technology firms in Sanford, StackFrame is a solutions provider 

in software development, digital security and information tech-

nology.  “They’re doing more things in the government sector 

as well. The city hopes to encourage these industries and to 

“attract them to either our flex office space or the industrial 

parks,” she adds. 

“When completed, 
the Riverwalk will be part of 

a 23 mile recreational trail system 
encompassing Lake Monroe.”

The spirit of entrepreneurialism is also alive and well in Sanford. 

In fact, Seminole State College, with a base in Sanford-

Lake Mary and 32,000 students, offers an entrepreneurship 

program, one of the largest in Florida, encouraging students 

who want to start their own business. The program works with 

http://afa.edu
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Sanford’s downtown has two historical dis-

tricts listed on the National Register of Historic 

Places, and future planning revolves around 

retaining the city’s cultural identity and its 

accompanying history and character. 

securing the ties to history And culture

The city’s visioning plan includes Character, 

Culture, Connections, and Commerce and 

is the focus of all decisions made by the City 

Commission. “Heritage tourism comprises a 

large segment of Florida’s tourism economy, 

and Sanford has many unique features and 

attributes that can be capitalized upon, attract-

ing tourism dollars to the local economy,” 

notes Christine Dalton, Historic Preservation 

Officer and Community Planner for Sanford. 

“For this reason, it’s extremely important for 

the cultural identity of the city to be celebrated, 

protected, and promoted as the city grows,” 

she continues. “Thankfully, at the present time, 

there are no major challenges to the protec-

tion of Sanford’s historic resources.”

the business community to further develop opportunities for 

program participants.

The Department of Statistics indicates that major growth in 

the U.S. will be in companies of 25 or fewer employees. “I think 

we’re a bit ahead of that curve. We are incubating many new 

small businesses,” Ms. Hartman says. “They’re growing strong 

and they’re creating opportunities for people and new job 

creation.”

Seminole County’s public schools hold the number one ranking 

among central Florida school districts for quality education; the 

city is also home to the University of Central Florida at Seminole 

State. According to City Manager Norton Bonaparte Jr., “We 

have a school system that listens to our business community 

and develops programs that are actionable and are creating a 

work force that meets the needs for business.  The people, the 

culture, and the talent really make it a terrific location for any 

business that wants to grow and thrive.” 

Strong Past With a Vibrant Future

Sanford’s Community Redevelopment Agency (CRA) is actively 

promoting its historic downtown, rich in antebellum architec-

ture, as an ideal location for business. The CRA has a number of 

incentives, including rehabilitation and façade grants. The City’s 

goal is to make the downtown not only a center of vibrant 

activity and livability but a core of economic success, while still 

maintaining a sense of history. 

The CRA has funded revitalization in the form of street renova-

tions, new sidewalks and landscaping, all in an effort to, “make 
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it an attractive area,” says Mr. Bonaparte.  

“Then the private sector stepped in to 

actually make the investment in the 

buildings and businesses.  We see that 

trend continuing is a very big way.” 

Mayor Triplett also indicates that there 

are three city blocks of prime property 

overlooking the marina and Lake Monroe 

ready for a public-private venture, “to 

develop a multi-use complex which 

will also encompass our proposed new 

events center in our downtown core.” 

He further explains that the City Com-

mission has passed new ordinances and 

regulations for land use, “[increasing] the 

density for some of the downtown area.”

One of the major assets in Sanford is its 

Riverwalk. When completed it will be 

part of a 23 mile recreational trail system 

encompassing Lake Monroe. The River-

walk will also tie into the cross state trail, 

a 275 mile, $50 million coast to coast 

connector project, passed by the Florida 

Legislature in 2013. “We’re working right 

now with the Florida Department of 

Transportation, Seminole County and 

several other partners to go ahead and 

take the Riverwalk all the way out from 

the city core to the Interstate 4,” adds Mayor Triplett. Mr. Bonaparte concurs, acknowl-

edging that Sanford, “has what no other city in Seminole County has – Lake Monroe. 

I see us as the jewel of Seminole County.”

“We are incubating many 
new small businesses.”

Frank Hale, Executive Director of the Greater Sanford Regional Chamber of Commerce, 

notes that, “I really see a buzz in this community as a result of the downtown revital-

ization – people who are looking to invest in the downtown core and residents who 

are really excited about what is happening. There has been a significant amount of 

increased traffic as a result of all of that.” He also shares that, “As one of the oldest 

incorporated cities in central Florida, Sanford is home to brick-lined streets, elegant 

storefronts and large Victorian homes throughout the downtown area.”

As a resident of Sanford for 15 years and Mayor for five years, Mayor Triplett concludes 

that, “what Sanford is and what it hopes to become is summed up in its mission state-

ment. We’re dedicated to the delivery of a high standard of service from the city’s 

standpoint. We are cultivating vibrant business and partnerships, fostering a well-

connected, economically thriving community that celebrates its distinctive historical, 

natural, social and cultural character.”  Now there’s a vision, on the grandest scale.

Baseball Stadium
Opening Day Ceremony
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Subject 2b 
 
Comprehensive Plan – Housing Element 

 
motion | recommendation 

 
Request for consideration of the Housing Element of the City of Winter Park Comprehensive Plan 
Update is requested.  

 
Background 

 
The Housing Element is one of nine which combine to form the city’s Comprehensive Plan. The plan 
itself ensures that the overarching growth management for Winter Park meets all state and federal 
regulations and the stated vision for the city. In short, it lays out the priorities of the city to its 
residents for the foreseeable future. The last update to the plan was in 2009. It must be reviewed to 
reflect current trends, new technologies, and policy-driven priorities into the future. The timing of the 
update is further augmented given the city’s recent adoption of its Visioning Plan.  
 
Each municipality and county is required to review their comprehensive plan every seven years per 
state statute. In February, the City sent a letter to the state of its intention to update the plan. The 
city has one year to complete its updates and receive approval from the state.  
 
Each mandatory and optional element in the comprehensive plan is divided into two sections; the 
Goals, Objectives, and Policies (GOP) and the Data Inventory and Analysis (DIA) section. The GOP is 
the only section of the two to be officially adopted by the city and approved by the state. The DIA 
provides support and supplemental material only and is intended to act as a reference. 
 
The purpose of the Housing Element is to provide guidance for policies needed to meet the need for 
current and housing supply. Staff is requesting a review by the Economic Development Advisory 
Board to ensure compliance with local goals, objectives, and policies.  

 
Included in this packet is an update to the DIA portion of the element, the text of the GOP, matrix of 
the Housing Element, and a study provided the city’s consultant on housing affordability. At this 
stage, the board may wish to approve edits and the element after discussion, but may also wish to 
table the item to a future meeting.   
 
Also, as background material, included in the packet is the 2013 Analysis of Potential Policy and 
regulatory Impediments to Economic Development which was brought forth to EDAB and the City 
Commission. 
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HOUSING DATA INVENTORY AND ANALYSIS 
§9J-5.010(1) & (2), FAC 

 
This element provides a housing data inventory and analysis pursuant to the requirements of §163.3177(6) 
(f), FS and §9J-5.010(1) & (2), FAC.   
 
The purpose of the data inventory and analysis component of the Housing Element is to identify housing 
trends and needs from which goals, objectives and policies can establish actions and programs that guide 
housing development within the City of Winter Park.  This element proves a statistical and qualitative 
evaluation of the characteristics and conditions of the existing housing stock within Winter Park.   
 

HOUSING INVENTORY 
§9J-5.010(1), FAC 

 
This section presents an inventory of housing trends and characteristics. 
 
Introduction.  The main source for housing data used for this inventory is the 2000 201000 US Census, 
prepared by the US Census Bureau.  While some housing data represents 100% of census results, other data 
is based on a sample of the collected surveys.  Data estimated from a sample, according to the US Census 
Bureau, is based on a random selection of one out of every six census responses.  Footnotes appearing with 
census data presented herein will indicate where data is based on a sample and not all surveys.  Most housing 
statistics herein are based on US Census sample data.  Tables 3-1 through 3-23 provide a profile of 
supportive statistics.   
 
Differences may appear in figures for housing data totals.  The difference or inconsistency results from the 
use of US Census sample data versus complete (100%) census survey data.   
 
Other primary sources for housing and population information used in this element include the City of 
Winter Park, Orange County Department of Community Development and Housing, and the Shimberg 
Center for Affordable Housing at the University of Florida (Shimberg Center) The Florida Housing Data 
Clearinghouse (FHDC).  The Shimberg Center prepared housing and population statistics for Florida’s cities 
and counties applicable to the year 1998.  The results of their analysis were published in the report titled 
“Affordable Housing Needs Assessment for Orange County, 1998”.  Although housing statistics prepared by 
the Shimberg Center were reviewed, the 2000 census data, including the sample data, is more recent and, 
hence, was used in this comprehensive plan.  The FHDC was founded in 2000 to provide public access to 
data on Florida's housing needs and supply, subsidized rental housing, and household demographics. Sources 
of the data available from FHDC include the U.S. Census, other federal population and housing surveys, the 
U.S. Department of Housing and Urban Development, the U.S. Department of Agriculture Rural Housing 
Service, Florida Housing Finance Corporation, local housing finance authorities, Public Housing Agencies, 
the Florida Association of Realtors, the Florida Department of Revenue, the Florida Agency of Workforce 
Innovation, and the Bureau of Economic and Business Research at the University of Florida. the Shimberg 
Center for Affordable Housing at the University of Florida (Shimberg Center).  The Shimberg Center 
prepared housing and population statistics for Florida’s cities and counties applicable to the year 1998.  The 
results of their analysis were published in the report titled “Affordable Housing Needs Assessment for 
Orange County, 1998”.  Although housing statistics prepared by the Shimberg Center were reviewed, the 
2000 census data, including the sample data, is more recent and, hence, was used in this comprehensive plan.  
The source for the statistics or data appears in footnotes located at the bottom of the table where it is 
presented or at the bottom of the same page in which it appears. 
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Housing Characteristics and City to County Comparisons 
(§9J-5.010(1) (a) (b), FAC) 

 
Pursuant to §9J-5.010, FAC §163.3177(6) (f), FS, Tables 3-1 through 3-15 of this section provide an 
inventory and comparison of housing characteristics for the City of Winter Park and Orange County.  Data 
appearing for Orange County represents the entire county, including all unincorporated and incorporated 
areas as well as Winter Park. 
 
Dwelling Units by Structure Type.  Table 3-1 of this section denotes a comparison of dwelling units by 
structure type for the City of Winter Park and Orange County.  Information pertaining to structure type 
was not available from the 2000 2000 US Census.  T The proportional share of housing distributed 
between single and multiple family structure types does not significantly differ between the City and the 
County.  In comparing Winter Park with the County, the only significant difference in housing structure 
types is found with the number of mobile homes.  The City has no significantly less no mobile homes.   
 
The City has a ratio close toclose to of slightly more than two single- family homes for every one multi-
family home (i.e., 1.93:1 2.31.93:1).   Vacant land is estimated at about 267.96 309.74267.96 acres. About 
half of the acreage is zoned for residential use; however there are existing conservation easements on 
several large parcels owned by the Elizabeth Morse Genius Foundation that preclude development.  
Multiple family units are anticipated to represent a greater share of new housing construction than single- 
family homes.  This housing trend projection may be supported by proposed  land use policies and zoning 
regulations allowing residential use to occur above ground-level retail and office uses in some areas of the 
City.  
 
 

Table 3-1: Estimated Dwelling Units by Structure Type,  2009-20132000—All Units 
Dwelling Units Winter Park Orange County 

 Number Percentage Number Percent 
Single Family   9,4017,521  69.865.8% 308,100 209,743  62.8%62.1% 
Multi-Family  4,0063,910  329.74.2% 162,082 105,444  33.0%31.2% 
Mobile Homes  560 0.40% 20,664 22,680  4.2%6.7% 
Other 9 0.1% 17 0.03% 

Total Dwelling Units 13,47211,431 100.0% 490,993337,867 100.0% 
 Source: 2010 U.S. Census: Housing unit percentages (i.e., 65.8 and 34.2) based on Shimberg Center for Affordable Housing; “Affordable Housing Needs 

Assessment for Orange County,” 1998.  These percentage points were applied to total dwelling units recorded by the 2000 US Census.  The 2000 Census 
did not provide unit numbers for single family and multi-family dwelling units.      Prepared By: Solin and 
Associates, Inc., 2002 

 
Tenure.  Based on the 2000 201000 US Census, Table 3-2 denotes a comparison between owner-occupied 
dwelling units and renter-occupied dwelling units in the County and in the City.  As shown in Table 3-2, 
approximately 61% 64.71% of the City’s occupied dwelling units are occupied by the owner, while 
approximately 56% 42.256% of the occupied dwelling units in Orange County are occupied by renters.  
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Table 3-2: Estimated Housing Units by Tenure, 2000 201000—All Units 

Tenure 

Winter Park Orange County 

# of 
Units 

Units as a % of Total 
# of 

Units 

Units as a % of Total 
Total 

Housing 
Units 

Occupied 
Housing Units 

Total 
Housing 

Units  

Occupied 
Housing Units  

Occupied Units 12,2280,722   89.793.8% 100.0% 421,847336,28
9 86.593.1% 100.0% 

Owner-Occupied 7,9087,016 5861.4% 64.765.4% 243,95004,195 5506.5% 62.257.8% 

Renter-Occupied 4,3203,706 31.732.4% 35.34.6% 177,897132,09
1 36.536.6% 42.237.8% 

Vacant 1,398709 10.36.2% n/a 25,06365,992 13.56.9% n/a 

Total Units 13,62622,153 100.0% n/a 487,839697,63
8 100.0% n/a 

 Source: 20010 US Census                                                                                                                    Prepared By: Solin and Associates, Inc., 2002 
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Persons per Household.  The 2000 2010 US Census for 2000 reported that the City averages 2.1 2.15d 2.1 
persons per household., The average number of persons per household for owner-occupied and renter-
occupied households was 2.3 persons and 1.74 persons, respectively. and the average family size is 2.85.   
The average number of persons per household for owner-occupied and renter-occupied households was 2.3 
persons and 1.74 persons, respectively.  Table 3-3 lists households according to the number of persons 
comprising a household. 
 

Table 3-3: Persons per Household 

Persons per Household Number of 
Households 

Total Households: 12,2280,864 
1-person household 4,4634,048 
2-person household 4,3343,910 
3-person household 1,577276 
4-person household 1,167083 
5-person household 500390 
6-person household 14142 
7-or-more-person household 4615 
Source: 20100 US Census 
Prepared by: Solin and Associates, Inc. October 2002 

 
Vacancy Rate.  Based on the 2000 201000 US Census, the City experienced a vacancy rate of 6.2% 
10.36.2% for all housing units, a figure slightly lower than that experienced by the County, which had a 
6.9% 13.56.9% vacancy rate.  Table 3-4 shows the number of vacant housing units according to the 
circumstances creating vacant units.  Less than one threeone percent of all residential units in Winter Park 
were vacant because the home was for sale.  This housing characteristic likely indicates a quick turnover in 
home sales and a stronger demand to purchase homes in the Winter Park housing market than in the County 
as whole.   
 
 

Table 3-4: Vacancy Status of Housing Units 

 
Winter Park Orange County 

Number of 
Units % Number of 

Units % 

Total Housing Units 11,43113,62
6 100.0% 487,839361,349 100% 

Total Vacant Housing Units 1,398709 10.36.20
% 

65,99225,063 13.5%6.94
% 

For rent 481237 3.52.07% 26,78710,116 5.5%2.80% 
For sale only 32498 2.40.86% 10,6833,619 2.2%1.00% 
Rented or sold, but not occupied 8276 0.66% 6951,958 0.1%0.54% 
For seasonal, recreation or occasional use 222144 1.26% 13,6335,351 2.8%1.48% 
Other vacant 289 2.1% 12,793 2.6% 

 Source:  20100 US Census, sample data                                                         Prepared by:  Solin and Associates, Inc., 2002 
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Age of Housing Units.  Tables 3-5 and 3-6 compare the age of year-round housing units in the City of 
Winter Park and Orange County.  As denoted in Table 3-5, the largest share of Winter Park’s housing 
stock (50% 4650%) was constructed between 1950 and 1970, while over 60% 860% of the County’s 
housing stock was constructed after 1970.  The housing stock in Winter Park is generally older than that 
within the County.  With limited vacant land in the City, its residential growth rate has curtailed 
substantially in the last two decades while residential growth has moved to other areas of the County 
where vacant land is more abundant. 
 

Table 3-5: Vacancy Status ofConstruction Date of Housing 
Units 

Year of 
Construction 

Winter Park Orange County 
# of 

Units Percentage # of 
Units Percentage 

2000 or After1995 
to March 2000 

1,336 
426  

9.95%3.7% 127,170 
14,700   

25.9%4.2% 

1990 to 1999 796 5.9% 100,921 20.6% 
1980 to 19891990 to 
1994 

1,358 
530   

10.12%4.6
% 

104,548 
45,273   

21.3%12.8
% 

1970 to 19791980 to 
1989 

2,376 
1,124   

17.7%9.7% 64,464 
48,667   

13.1%13.7
% 

1960 to 19691970 to 
1979 

2,764 
2,044   

20.6%17.7
% 

39,413 
94,169   

8.0%26.7% 

1950 to 19591960 to 
1969 

3,376 
2,860   

25.15%24.8
% 

37,717 
62,009   

7.7%17.6% 

1940 to 19491950 to 
1959 

709 
2,855   

5.28%24.8
% 

8,740 
41,516   

1.8%11.7% 

1939 or Earlier1940 
to 1949 

706 873   5.26%7.6% 8,020 
36,206   

1.6%10.4% 

Total:   13,4211
1,532 

100%100.0
0% 

490,993
352,583 

100%100.0
0% 

Source: U.S. Census Bureau, 2009-2013 American Community Survey 5-Year Summary File2000 US Census, sample data.  
Prepared by Solin and Associates, Inc., 2002 

 
 

Table 3-6: Distribution of Housing by Year of Construction 
 
 

Formatted: Strikethrough

Formatted: Underline, Font color: Light Blue

Formatted: Strikethrough

Formatted: Underline, Font color: Light Blue,
Not Highlight

Formatted: Underline, Font color: Light Blue

Formatted: Font color: Light Blue

Formatted: Font color: Light Blue

Formatted: Font color: Light Blue

Formatted: Font color: Light Blue

Formatted: Font color: Light Blue

Formatted: Font color: Light Blue

Formatted: Font color: Light Blue

Formatted: Font color: Light Blue

Formatted: Font color: Light Blue

Formatted: Font color: Light Blue

Formatted: Not Expanded by / Condensed by 

Formatted: Normal, Tab stops: Not at  -0.5"
+  0" +  0.25" +  0.5" +  0.75" +  1" +  1.5"
+  1.75" +  2" +  2.25" +  3" +  3.5"



City of Winter Park                          Chapter 3:  Housing Element 

 
Comprehensive Plan 
Data, Inventory, and Analysis                                                       3-6 

 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

0.0%

5.0%

10.0%

15.0%

20.0%

25.0%

30.0%

193
9 o

r e
arl

ier

194
0 t

o 19
49

195
0 t

o 19
59

196
0 t

o 19
69

197
0 t

o 19
79

198
0 t

o 19
89

199
0 t

o M
arc

h 20
00

Winter Park
Orange County

Formatted: Centered



City of Winter Park                          Chapter 3:  Housing Element 

 
Comprehensive Plan 
Data, Inventory, and Analysis                                                       3-7 

Housing Cost.  Housing cost is separated by renter-occupied and owner-occupied housing.  While the 
median gross rent recorded for the City was lower than the County figure, the median cost for owner 
occupied units was higher than the County figure. 
 
A.  Rent.  Based on the 2000 20100 US Census of Population and Housing, median monthly rent for 

housing in the City of Winter Park was lower than that recorded for Orange County.  Median gross 
rent for Winter Park was approximately $669 $1,039669 per month; whereas Orange County had a 
median gross rent of approximately $699 $995699 per month.  The City had a higher percent of rental 
units rented for less than $400 dollars a month than did the County.  Conversely, for rental units 
renting at more than $1,000 per month, the City had a higher percentage than did the County.       
Table 3-7 compares the rent for specified housing units in Winter Park and Orange County.   

 
Table 3-7: 2000 20101999 Monthly Rent for Tenant Occupied Housing Units1 

Gross Rent 
Winter Park Orange County 

Units Percentage Units Percentage 
Rent  3,743 95.9% 129,015 97.9% 

Less than $2500 122186 3.1%4.8% 9333,639 0.6%2.8% 
$2050 to $2499 44669 1.1%17.1% 1,25716,692 0.8%12.7% 
$3500 to $49749 2091,391 5.2%35.7% 4,86357,525 3.1%43.6% 

$50750 to $749999 586691 14.7%17.7% 21,55236,96
1 

13.6%28.0% 

$7501,000 to 
$9991,249 929383 23.3%9.8% 51,9779,544 32.7%7.2% 

$1,00250 to $1,499 1,206105 30.2%2.7% 60,3492,417 38.0%1.8% 
$1,500 to $1,999or 
More 893214 22.4%5.5% 17,9131,713 11.3%1.3% 

Total 3,9893,901 100% 158,844131,
839      100% 

Source: 20100 US Census, sample data                                                      Prepared by: Solin and Associates, Inc., 2002 
1 Specified renter-occupied housing units 

 
B.  Monthly Cost of Owner-Occupied Units.  The median monthly cost of owner-occupied units with a 

mortgage in 2000 20100 for the City of Winter Park was $1,546 $1,5462,162 while the median monthly 
cost of owner-occupied housing without a mortgage was $463 $463648.  For Orange County, the 
monthly cost of owner-occupied housing with a mortgage was $1,032 $1,666032, while the monthly cost 
of owner-occupied housing without the mortgage was $322 $467322.  Tables 3-8 and 3-9 illustrate the 
monthly owners’ costs for specified housing units with and without a mortgage for 2000 20100, 
respectively. 
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Table 3-8: Monthly Owner Costs with a Mortgage 

Monthly Owner Costs 
Winter Park Orange County 

Units Percentage Units Percentage 

Totals: 5,1884,450 100.0% 159,284187,00
5 

100.0% 

Less than $3200 00 0.0%0.0% 217435 0.1%0.3% 
$3200 to $2499 347 0.7%0.2% 1,519984 0.8%0.6% 
$5300 to $3699 14454 2.8%1.2% 4,9242,044 2.6%1.3% 
$700 to $7999 362253 7.0%5.7% 19,91416,036 10.6%10.1% 
$21,000 to $21,499 940462 18.1%10.4% 50,8376,464 27.2%4.1% 
$21,500 to $12,999 869223 16.8%5.0% 45,0732,840 24.1%1.8% 
$23,000 or more 2,839696 54.7%15.6% 64,5213,592 34.5%2.3% 
Median cost per unit: $2,1621,546 $1,6661,032 
Source:  20100 US Census, sample data                                   Prepared By: Solin and Associates, Inc., 2002 

 
 
 
 
 

Table 3-9: Monthly Owner Costs without a Mortgage 

Monthly Owner Costs Winter Park Orange County 
Units Percentage Units Percentage 

Total without a mortgage 2,6372
,513 100.0% 56,09044,9

46 100.0% 

Less than $100 4042 1.5%1.7% 520771 0.9%1.7% 
$100 to $1499 8358 3.1%2.3% 3,2032,136 5.7%4.8% 
$20150 to $2199 9287 3.5%3.5% 6,6713,752 11.9%8.3% 
$2300 to $32499 27412

5 
10.4%5.0% 10,2705,64

8 
18.3%12.6

% 
$400 or more250 to 
$299 

2,1482
51 

81. 
5%10.0% 

35,4267,00
0 

63.2%15.6
% 

Median $648463 $467322 
Source: 20010 US Census, sample data                               Prepared By: Solin and Associates, Inc., 2002 
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Housing Value.  Based on the 2000 20100 Census, the median value of an owner-occupied home in the 
City of Winter Park was $187,000 $391,400187,000.  The median value of a home in Orange County was 
$100,300 $100,300228,600 for owner-occupied units.  Table 3-10 summarizes housing values based on 
the 2000 20010 Census.  
 

 

Table 3-10: Value of All Owner-Occupied Housing Units 

Housing Unit Value  
Winter Park Orange County 

Number of Units Percentage Number of 
Units Percentage 

Less than $50,000 134 226  1.7%3.2% 10,443 19,068  4.3%9.3
% 

$50,000 to $99,999 205 1,174  2.6%16.9
% 

19,229 82,719  7.9%40.5
% 

$100,000 to $149,999  450 1,116  5.8%16.0
% 

26,915 53,183  11.1%26.
0% 

$150,000 to $199,999 409 1,314  5.2%18.9
% 

41,567 23,420  17.1%11.
5% 

$200,00 to $299,999 1,588 1,106  20.3%15.
9% 

69,900 14,892  28.8%7.3
% 

$300,000 to $499,999or more 2,147 2,027  27.4%29.
1% 

51,681 10,948  21.3%5.4
% 

$500,000 to $999,999 1,946 24.9% 18,044 7.4% 
$1,000,000 or more 946 12.1% 5,316 2.2% 

Total 
7,825 6,963  100.0%  

243,095204,23
0  

100.0% 

Median $391,400187,000 $228,600100,300 
Source: 20100 US Census of Population and Housing, sample data              Prepared By: Solin and Associates, Inc., 2002 

 
 
Household Income.  Table 3-11 shows the distribution income levels for household residing in Winter 
Park or Orange County in 1999 20101999.  The 1999 20101999 median household income for Winter 
Park was $48,884 and $41,311 $59,27848,8841 and $5041,138311 for Orange County.  
  
 
 

                                                           
1 20100 US Census, sample data. 
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Source: 20100 US Census, sample data.                               Prepared By: Solin and Associates, Inc., 2002 
1 Income group represents very low income households.  See subsection Ratio of Income to Housing Costs. 

     2 Income group represents low income households.  See subsection Ratio of Income to Housing Costs. 
     3 Income group represents low to moderate income households.  See subsection Ratio of Income to Housing Costs. 

Table 3-11: Households by 20101999 Household Income 

Household Income Winter Park Orange County 
Units Percentage Units Percentage 

Less than $14,999 1 1,526 
1,414  

12.8%12.4
% 

46,252 
45,300  

11.4%13.5
% 

$15,000 to $24,999 2 1,018 
1,268  8.5%11.2% 44,634 

45,394  
11.0%13.5

% 
$25,000 to $394,9993 1,285 

1,790  
10.7%15.8

% 
47,764 
70,713  

11.8%19.7
% 

$3540,000 to $49,999 1,358 
1,560  

11.3%13.7
% 

63,742 
62,169  

15.7%17.3
% 

$50,000 to $74,999 1,880 
1,607  

15.7%14.2
% 

80,738 
66,785  

19.9%18.6
% 

$75,000 to $99,999 996 1,180  8.3%10.4% 46,990 
31,904  

11.6%8.9% 

$100,000 and over 3,932 
2,532  

32.8%22.3
% 

75,882 
36,117  

18.8%10.1
% 

Total 11,995 
11,351  

100.0% 406,002 
358,382  

100.0% 
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Ratio of Income to Housing Cost.  Table 3-12: Ratio of Income to Rent, and Table 3-13: Ratio of 
Income to Mortgage Costs denotes the ratio between housing costs and income within Winter Park and 
Orange County.   
 
The Department of Housing and Urban Development (HUD) establishes definitions for income groups to 
determine income eligibility standards for various housing programs based on percentages of median 
income, with parameters having been established to note different income groups as follows: 
 

 Less than 30% of Median Income:  Very Low Income Household 
 30% to 50% of Median Income:  Low Income Household 
 50% to 80% of Median Income:  Low to Moderate Income Household 
 80% to 120% of Median Income:  Moderate Income Household 
 120% of Median Income:    Moderate to Upper Income Household 

 
The City has established success programs for the provision of affordable housing for low and very low 
income households.  ForFor the City of Winter Park Orange Countythe City of Winter Park, based on 
1999 20151999 income limits levels identified in the US Census in the US Censusby HUD, the following 
income levels met the HUD income classifications:   
 

 Very Low Income Household:  less than $14,655 less than $20,450$14,655 
 Low Income Household:    $14,655 to $24,442 $20,45014,655 to $32,70024,442 
 Low to Moderate Income Household: $24,443 to $39,107 $32,70024,443 to $48,24039,107 

 
Based on a comparison of the three household income group definitions with the household income data 
appearing in Table 3-11 above, approximately 1313% of the City’s households met the income thresholds 
to qualify as very low income, approximately 12% 912% as low income households, and approximately 
16% 116% as low/moderate income households. 
 
Based on the median income for Orange County, households with an income of $20,656 $20,450656 or 
less met the definition for low income. Twenty ElevenTwenty percent of the households in Orange 
County had incomes that met the definition of low or very low income while 25% 1215% of the City’s 
households have incomes in the low to very low income category.  A comparison of the households with 
annual incomes less than $25,000 indicates that the City and County share a similar distribution of 
households within this income category.  As household incomes increase above $25,000, the City has a 
larger percentage of households in the upper income ranges than that experienced by the County. 
 
Affordable housing is determined by comparing the cost of housing to household income.  According to 
the Florida Department of Community Affairs (FDCA), a household is paying an excessive proportion of 
their income for housing if their housing costs (rent or mortgage) to income ratio exceed 30%.  Based on 
the information below, the City and County share a similar proportion of households allocating more than 
30% of household income towards rent or mortgage costs. 
 
A. Rent-to-Income Ratio. Table 3-12 shows rent as a percentage of income for Winter Park and Orange 

County. According to the 2000 2010 US Census 2000 US Censusdata, over 43% 5043% of all renter-
occupied households in Winter Park are paying over 30% of their income for housing. Comparatively, 
within Orange County approximately 41% 5841% of all renter-occupied households are paying over 
30% of their income for housing. 
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Source: 2000 US Census, sample data Estimates and projections by Shimberg Center for Housing Studies, based on 2000 and 2010 U.S. Census  
    data and population projections by the Bureau of Economic and Business Research, University of Florida                                                     
Prepared By: Solin and Associates, Inc., 2002 

 
B. Mortgage Costs to Income Ratio.  The housing affordability issue involves homeowners as well as 

renters.  Table 3-13 shows the monthly mortgage costs-to-income ratio for both Winter Park and 
Orange County for 2000 2010 for 2000. In Winter Park and Orange County, approximately 30% of all 
owner-occupied households with a mortgage pay over 30% of their household income for housing.  
According to the data, over 32% of all households in Winter Park with a mortgage are paying over 
30% of their income for housing. Comparatively, within Orange County approximately 40% of all 
households with a mortgage are paying over 30% of their income for housing.In Winter Park and 
Orange County, approximately 30% of all owner-occupied households with a mortgage pay over 30% 
of their household income for housing.  

 
Table 3-13: Monthly Owner Costs (Mortgage) as a Percentage of Household Income 

Percent of Income Winter Park Orange County 
Households Percentage Households Percentage 

Less than 30 
percentLess than 20 
percent 

5,8071,795 68%46.2% 166,02655,675 60.5%39.2% 

30.1 to 50 percent20 to 
24 percent 1,274559 14.9%14.4% 57,79225,431 21.1%17.9% 

More than 50 percent25 
to 29 percent 

1,464320 17.1%8.2% 50,43517,761 18.4%12.5% 

Total Households with 8,5453,885 100.0% 274,253142,147 100.0% 

Table 3-12: Ratio of Income to Rentt, 1999 

Percentage of Income Winter Park Orange County 
Households Percentage Households Percentage 

Less than 310 percent 2,284259 49.5%6.6% 80,723 5,258  41.5%3.99% 
30.1 to 5010 to 14 
percent 

838393 18.2%10.1% 51,213 12,330  26.3%9.35% 

More than 50 
percent15 to 19 
percent 

1,490459 32.3%11.8% 62,814 19,206  32.2%14.57% 

Total Rental Occupied 
Households 4,6123,901 100.0% 194,750131,8

39  100.0% 

Households below this 
line, except “not 
computed,” allocate 
more than 30% of the 
household income 
toward housing costs. 
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Mortgage 
  Source:  Estimates and projections by Shimberg Center for Housing Studies, based on 2000 and 2010 U.S. Census data and population 
  projections by the Bureau of Economic and Business Research, University of Florida                                                      

Source: 2000 US Census, sample data                              Prepared By: Solin and Associates, Inc., 2002 

 
C.  Housing Affordability.  Pursuant to guidelines from the Federal Housing Administration, housing is 

considered affordable if a household allocates no more than thirty percent of its income for housing.  
Table 3-14 lists by household income group the number of households spending more than 30% of 
household income towards housing costs.  Table 3-14 distinguishes between owner-occupied and 
renter-occupied households. 

 
 As shown in Table 3-14, as household income decreases, a greater proportion of household income 

more frequently is allocated to housing costs.  Households with incomes less than $34,999 in Table 3-
14 represent low and very low income households. 
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Table 3-14: Number of Households Contributing more than 30% of Income toward Housing, 1999 

Household Income 
Range 

Owner-Occupied 
Households with 
Mortgage Cost 

greater than 30% of 
Household Income 

% of Owner 
Households 

within 
Income 
Range1 

Renter-Occupied 
Households with 

Rent greater than 
30% of Household 

Income 

% of Renter 
Households1 

Total Households 
Paying more 

than 30% 
towards Housing 

Less than $10,000 102 73.4% 350 20.9% 452 
$10,000 to $19,999 198 68.0% 674 40.2% 872 
$20,000 to $34,999 293 47.4% 443 26.4% 736 
$35,000 to $49,999 273 37.5% 168 10.0% 441 
$50,000 to $74,999 196 20.1% 25 1.5% 221 
$75,000 to $99,999 130 15.3% 15 0.9% 145 
$100,000 and over 147 6.9% -- 0.0% 147 
Total 1,339 100.0% 1,675 100.0% 3,014 
Source: 20100 US Census, sample data 

 
Cost of Housing.  Based on the 2000 220100 Census, Winter Park had a larger percentage of housing 
units exceeding $150,000 in value than did Orange County.  Conversely, Orange County had a greater 
share of its housing stock at values less than $150,000.  Table 3-15 illustrates the distribution of 
housing values for Winter Park and Orange County.  
 

Table 3-15: Distribution of Owner-Occupied Housing Units by Value 
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Inventory of Housing Conditions 
§9J-5.010(1) (c), FAC 

 
An inventory of the City's housing stock was accomplished through a review of the 2000 20010 Census of 
Population and Housing Data.  The 2000 20100 US Census provided information regarding dwelling units 
lacking complete plumbing facilities, dwelling units lacking complete kitchen facilities, dwelling units 
lacking central heating facilities, dwelling units lacking air conditioning, and overcrowded dwelling units.  A 
summary of the housing conditions for the City of Winter Park is shown in Table 3-16.  Although the City 
promotes and enforces housing conditions consistent with or exceeding City codes, substandard housing 
conditions do occur but only in isolated areas within the City, as described in another section presented 
below.  All new housing construction or reconstruction must conform to the City’s adopted building codes.  
Minimum property standards follow standard housing conditions as defined in the City’s adopted building 
codes and as established by the State of Florida. 
 

Table 3-16: Condition of Housing  

Criteria Number of 
Units 

Share of Total 
Units 

Lack of complete plumbing 4439 0.3% 

Lack of complete kitchen 27663 2.31% 

Lack of central heating 5248 2.50.4% 

Overcrowding1 124287 1.12.5% 

Total Housing Units2 12,22811,271 100.00% 

Source: U.S. Census Bureau, 2009-2013 American Community Survey 5-Year Summary File 2000 US Census, sample data 
1Units with over one person per room.   
2Occupied housing units Figures includes 44 owner-occupied units and 243 
renter-occupied units. 

 

Recent housing construction trends in Winter Park show that older homes are demolished and replaced 
with new structures constructed under current building codes.  Based on this trend, overall housing 
conditions should improve.  However, annexation of land into the City since 1990 1990 2000 included 
older homes constructed under obsolete building codes.   
 
Plumbing.  The plumbing subsection covers a wide range of housing conditions.  Plumbing includes 
water source, sanitary sewer disposal methods, number of bathroom facilities, and plumbing facilities 
available in housing units.  Plumbing is critical to public health and satisfactory housing conditions. 
 
A. Source of Water.  According to the 2000 20100 Census, nearly all housing units received water from 

a public water system.  The City operates a municipal water treatment plant and distribution system.  
New development is required to connect to a central water system.  In 1990, only 48 housing units 
received water from an individual onsite well.  The number of onsite wells serving as the primary 
source of water was more likely to be lower in 2002 than that experienced in 1990 as a result of the 
demolition of residential units, many of which were replaced with new residential structures that were 
required to connect to the central water system. 

 
B. Plumbing Facilities.  According to the 2000 Census 2000 censusU.S. Census Bureau, 2009-2013 

American Community Survey 5-Year Summary File, all but 39 3449 housing units in Winter Park 
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contained complete plumbing facilities.  The 1990 20001990 census indicated that only 16 3916 units 
lacked complete plumbing facilities.  This increase is likely associated with the annexation of older 
residential units since 1990 19902000.  Complete plumbing facilities include hot and cold piped 
water, a flush toilet, and a bathtub or shower.  All three of these facilities must be located within the 
housing unit to qualify as having complete plumbing facilities.  However, they need not be located in 
the same room.   

 
C. Sanitary Sewer Disposal.  In 2000 20100, 10,779 housing units were connected to a public sewer 

system and less than 100 used septic tanks.  No housing units were served by a sewage disposal 
method other than septic tank or central sewer system. Data is from the 2000 20010 census. 

 
Dwelling Units Lacking Kitchen Facilities.  The 2000 20010 cCensus identified only 263 2763 dwelling 
units that lacked complete kitchen facilities, which represents less than 2.5% 2% of the total housing stock in 
the City of Winter Park.  This would indicate that more that 97.5% 98% of the dwelling units in the City 
have complete kitchen facilities. A complete kitchen within a housing unit, although not necessarily in one 
room, contains all of the following facilities: an installed sink with piped water; a range, cooktop and 
convection or microwave oven; and a refrigerator.  If one or more of these facilities are missing, then a 
housing unit is considered to lack complete kitchen facilities. 
 
Dwelling Units Lacking Central Heating.  House heating fuel is defined as the type of fuel used most 
often to heat the housing unit.  Table 3-17 lists the number of housing units by the type of heating 
equipment, as determined by the 2000 20100 US Census.  The vast majority of the housing units receive 
heat from electricity.  However, a lack of heating fuel is not a good indication of housing conditions in 
central Florida because of the area’s generally warm climate. 

 
Table 3-17: Specified Housing Units by House Heating Fuel 
House Heating Fuel Type Number of Units Percentage of Total 

Total:   11,9950,864 100.0% 

Utility gas 708450 5.9%4.1% 
Bottled, tank, or LP gas 84109 0.7%1.0% 
Electricity 10,9039,632 90.9%88.7% 
Fuel oil, kerosene, etc. 228571 1.9%5.3% 
Coal or coke 00 0%0.0% 
Solar energy 00 0%0.0% 
Other fuel 2442 0.2%0.4% 
No fuel used 4848 0.4%0.4% 

 Source: 20010 US Census, sample data 

  
Overcrowding.  The Federal Code of Regulations defines overcrowding as more than one person per 
room.  According to the 2000 20100 Census, Winter Park had 287 84287 housing units, or 2.6% 02.76% 
of all occupied housing units, with 1.01 or more persons per room.  Table 3-18 identifies the number of 
persons per room for occupied housing units. 
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Table 3-18: Persons Per Room in Occupied Housing Units 

Tenure Persons per room 

 1.00 or 
less< 0.50 

1.01 to 
1.50 

1.51 or 
moreto 

2.00 
Total 

Owner-
OccupiedOwner-

Occupied 
7,8255,917 028 016 7,8256,963 

Renter-
OccupiedRenter-

Occupied 
4,0912,606 79133 0 101 4,1703,901 

TotalTotal 11,9958,52
3 

79161 0117 11,99510,864 

   Source:  20100 US Census, sample data. 

 
Quality of the Existing Housing Stock.  In August 1999 the City’s Department of Community 
Development and Planning conducted a physical survey of housing conditions within the City.  This 
survey involved an evaluation of the exterior of the housing unit from public streets and sidewalks.  
Evaluation of housing conditions used the following criteria: 
 

Standard Condition.  Housing that has no apparent defects or slight defects that are normally 
corrected in the course of regular maintenance.  Examples of visible conditions warranting regular 
maintenance include peeling or cracking paint, broken gutters, and roof material in need of repair. 
 
Substandard Condition.  Housing that needs more repairs than would be provided in the course of 
regular maintenance.  Such housing conditions display defects of an intermediate nature that must be 
corrected if the unit is to provide safe and adequate shelter.  Examples of visible deterioration 
common for substandard conditions include rotted wood on porch or exterior walls, broken or missing 
materials on walls or roof, sagging roof or foundation, or other significant evidence of disrepair. 
 
Deteriorated Condition.  Housing that does not provide safe and adequate shelter in its present 
condition and endangers the health, safety and well-being of its occupants.  These units display 
significant deterioration and damage to exterior building materials.  While these units might be 
repaired, deterioration has reached a condition making reconstruction more cost feasible than repair.  
Deterioration often represents a threat to the health and safety of the housing unit’s occupants.  Such 
conditions often lead to condemning the structure to prevent occupancy.   
 

Results of the physical survey disclosed that Winter Park does not have a significant problem with 
substandard or deteriorating housing.  Most substandard housing identified during the survey is 
concentrated primarily within the Westside neighborhood.  As explained in the following section, the City 
and County have targeted the Westside area as a recipient for housing programs to improve housing and 
infrastructure conditions in that neighborhood.  The general results of the 1999 housing conditions survey 
are summarized in Table 3-19. 
 

Table 3-19: Summary of 1999 Housing Conditions Survey 
Housing Type Standard Substandard Deteriorated 

Single Family 6,735 (60.2%) 28 (0.3%) 12 (0.1%) 
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Multi-Family 4,448 (39.3%) 11 (0.1%) none identified 

Totals: 11,183 (99.5%) 39 (0.4%) 12 (0.1%) 
Source: Winter Park Dept. of Community Development and Planning, 1999. 
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Minimum property standards are defined by the City’s adopted building code.  The City administers a 
code enforcement and building inspection program to enforce building and property codes.  Interpretation 
and administration of building and property codes are to be performed by the City’s building official and 
associated appointed professional staff.   
 
Many of substandard housing incidents occur in neighborhoods or homes where households may qualify 
for assistance from Orange County to complete repairs and maintenance to the structure.  These programs 
are described in this element.  The City is aware of areas where substandard housing occurs or has a 
history of occurrence.  While the majority of the known substandard housing units are concentrated within 
neighborhoods where the City and County have targeted housing assistance programs or improvement 
activities, a smaller number of substandard housing units occur as isolated incidents temporarily emerging 
in other neighborhoods.   
 
Enforcement of building and property codes sometimes requires eviction of low income households, many 
that may have a challenge finding housing affordable given their household income.  The City recognizes 
that it must continue to work with property owners and tenants to address alternative housing when 
enforcement may require tenant eviction.  The City understands that in some cases it must exercise 
compassion to assure sufficient opportunities for the tenant to find alternative housing.  
 

Inventory of Housing Assistance Programs 
§9J-5.010(l) (d), FAC 

 
Several housing assistance programs are available for qualifying households residing within the City of 
Winter Park, particularly for low and very low income households.  The US Census Bureau reports in the 
2000  20010 Census data that 179 89 households in Winter Park received some form of public assistance 
to augment household income.  However, the number of households receiving public assistance 
specifically for housing was not identified. 
 
Housing assistance programs are available through the City of Winter Park, Orange County Division of 
Housing and Community Development, the Florida Department of Community Affairs and other State 
offices, and the US Department of Housing and Urban Development (HUD).  An inventory and 
description of housing assistance programs is provided below. 
 
Winter Park Affordable Housing Program.  A major accomplishment of the City of Winter Park was 
the implementation of its affordable housing program.  As a policy directive originating from the City’s 
1990 Comprehensive Plan, the affordable housing program assisted in the construction of 45 new 
affordable single family homes and 30 affordable apartments between 1992 and 2005.  
 
Success of the affordable housing program has been achieved through the following activities initiated or 
promoted by the City: 
 
A.  Affordable Housing Linkage Fees.  A linkage fee or building permit surcharge in the amount of 50 

cents ($0.50) per square foot is imposed on new buildings and additions to buildings to establish a 
funding source used to help implement the City’s affordable housing program.  This fee is assessed to 
non-residential and certain residential development.  Winter Park is the first community in Florida to 
have adopted and implement an affordable housing linkage fee.   
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Funds accrued from the linkage fees allowed the acquisition of residential lots that were donated to 
Habitat for Humanity.  This volunteer organization, together with other sponsors, such as local 
churches and Rollins College, provided materials and labor to construct 25 new single family homes.  
Family owners contributed at least 500 hours of their time as equity to purchase a house through a 
twenty-year, no interest mortgage.  To participate in this program, the prospective homeowner’s 
income had to be less than 50% of the median household income in the Orlando area.   
 

B. Direct Housing Construction.  Affordable housing linkage fees have been used by the City to contract 
with the private sector housing industry for the construction of 10 single family homes in the $50,000 
to $58,000 range (1996 dollars).  The homes were made available to homeowners with household 
income less than 80% of the median family income in the Orlando area and who otherwise were 
unable to achieve homeownership.  Linkage fees are directly linked to the construction of new 
affordable homes. 
 

C. Promotion of Private Sector Affordable Housing Projects.  The City has embraced a pro-active 
approach to supporting affordable housing offered by the private sector housing developers.  Winter 
Park Oaks is a residential subdivision specifically designed in 1994 to accommodate affordable single 
family housing.  This subdivision was constructed by a private developer and provided forty lots for 
single family homes. 

 
D. Public Assistance Awareness.  The City has made information available to very low, low and 

moderate income households regarding housing assistance programs administered by the County as 
well as affordable housing programs sponsored by the City.  The City also coordinates with 
community leaders for neighborhoods targeted for community assistance to link housing and 
infrastructure improvement needs with applicable assistance programs. 

 
E.  Community Land Trust.  In 2004, the City established the not for profit Hannibal Square 

Community Land Trust (HSCLT) to provide sustainable affordable housing in Winter Park.  The first 
project of the HSCLT is Canton Park, an infill project of 12 single family affordable houses in the 
Westside neighborhood.   

 
Winter Park Housing Authority.  Housing is provided for very low and low income households through 
the Winter Park Housing Authority (Housing Authority).  Under the HUD Section 23 Leased Housing 
Program, the Housing Authority manages two apartment complexes; Margaret Square Apartments 
provides 119 units for qualifying families, and Tranquil Terrace Apartment provides 52 units for 
qualifying elderly residents. 
 
Section 8 Rental Assistance Program1.  The Section 8 program is a federally funded rental assistance 
program designed to help low and very low income eligible citizens obtain safe, decent and sanitary 
housing at an affordable price.  The program is sponsored by HUD and is administered in Orange County 
by the Division of Housing and Community Development.  In 2000, household income eligible to apply 
for assistance ranged from $19,150 for a single person household up to $36,100 for an eight person 
household.  HUD adjusts household income eligibility requirements on an annual basis.  In 2000, three to 
five rental apartments in Winter Park housed tenants receiving subsidy from the Section 8 Housing 
Program. 
 

                                                           
1 Source:  Orange County Division of Housing and Community Development, Section 8 Brochure, August 2002. 
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State Housing Initiatives Partnership (SHIP) Program1.  The State of Florida has enacted pro-active 
initiatives to promote the provision of affordable housing.  Several programs have been developed by the 
State and are administered under the umbrella of the SHIP Program.  The Orange County Division of 
Housing and Community Development administers SHIP programs available at the local level.  A 
description is provided below of SHIP programs currently or potentially available to qualifying low or 
very low income households residing in Winter Park.  According to the Orange County Division of 
Housing and Community Development, there are 16 households in Winter Park that are currently 
receiving assistance from the State Housing Initiatives Program, in 2006. 
 
A. Lot Acquisition/Infill Affordable Housing Program.  The Infill Affordable Housing Program 

provides assistance to eligible low and very low income home buyers by entering into agreements with 
selected developers or builders for construction of affordable housing on infill lots.  Qualifications for 
the program are the same as used by the Orange County SHIP program. 

 
B. Down Payment Assistance/Second Mortgage Program.  This program offers assistance with down 

payment and closing costs associated with the purchase of a home.  The program places emphasis on 
assistance to very low and low income families who are first time homebuyers.   
 

C.  Homebuyer’s Education and Counseling Program.  The Orange County Division of Housing and 
Community Development provides a program of counseling and technical services.  The intent of the 
program is to educate potential homebuyers on issues such as choosing a realtor, qualifying for a 
mortgage, reading a contract for sale, inspecting a house, understanding one’s credit rating, and other 
information relative to homeownership. 
 

D.  Homeowner Rehabilitation Program.  Very low income households may qualify for deferred loans 
to rehabilitate single family housing units needing repair and upkeep to remedy a major building code 
violation.   
 

E.  Multi-Family Construction/Rehabilitation Program.  Assistance is available for the renovation of 
existing multi-family rental developments accommodating low income households.  Funds may be 
applied to site acquisition, site development, infrastructure improvements, renovations or any other 
similar improvements to qualifying multi-family rental developments.  Typically, financial assistance 
provided requires repayment through a loan at an interest rate usually lower than that offered by 
commercial lending institutions.   
  

Community Development Block Grant Program (CDBG)2.  The CDBG program is an entitlement 
grant provided by HUD.  The grant is distributed directly to urban counties based on population, poverty 
levels, age of housing stock and other information provided by the US Census Bureau.  The Orange 
County Division of Housing and Community Development administers this program locally. The primary 
purpose of the CDBG program is to provide services that principally benefit low-income citizens and to 
develop viable urban communities.  This program’s general objectives are to benefit extremely low, low 
and moderate income persons, to eliminate deteriorating areas or blight, and to meet an urgent community 
need.   
 

                                                           
1 Source: Orange County Division of Housing and Community Development, webpage site: www.orangecountyfl.net/dept/growth/housing/programs/; or via 
telephone contact with County Staff. 
2 Source: Orange County Division of Housing and Community Development, webpage site: www.orangecountyfl.net/dept/growth/housing/programs/; or via 
telephone contact with County Staff. 
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Eligible uses of CDBG funds for housing and residential areas include: 
 

 Capital improvements such as paving and drainage, sewer and water line improvements, 
construction of sidewalks, and construction or improvements to community facilities and parks 
serving residential areas; 

 Site acquisition and infrastructure to support affordable housing development; and 
 Rehabilitation of housing, particularly for emergency services and major renovation purposes. 

 
Orange County directs CDGB funds to targeted neighborhoods.  Target areas are designated census tracts 
or block groups having 500 or more persons where at least 51% of the residents are of extremely low, low 
or moderate income.  Ten neighborhoods have been targeted by the County for distribution of CDBG 
funds.  Among the ten neighborhoods is a residential area within west Winter Park.   
 
 
Home Investments Partnership Program (HOME).  The HOME Program is an entitlement grant 
provided by HUD.  HOME provides funding to Orange County to implement local housing strategies 
designed to increase affordable housing opportunities for lower income persons.  Through this program, 
Orange County is able to expand the supply of affordable housing, in particular affordable rental housing.  
The statutory goal of the HOME Program is “the preservation, expansion and long-term affordability of 
housing stock.” 1 In Orange County the HOME Program is administered by the County’s Division of 
Housing and Community Development.  The County directs funds received through the HOME Program 
to four major activities that include: 
 

 Construction of new affordable multi-family rental units; 
 Rental housing rehabilitation; 
 Rehabilitation of owner-occupied single family units through deferred loans; and 
 Rental assistance for households or persons with special needs.   

 
Other Orange County Housing Initiatives.  Orange County sponsors and administers several housing 
programs designed to improve the condition of existing residential structures.  The following programs 
may be available to tenants or homeowners within the City of Winter Park: 
 
A.  Orange County Minor Repair Grant.  Low or very low income households may apply for financial 

assistance to make emergency repairs to their homes.  Grants are used to correct major and minor code 
violations or to eliminate deteriorating conditions to external walls and roofs.  
 

B.  Orange County Total Rehabilitation Program.  This program financially assists very low and low 
income homeowners undertaking substantial repairs that are necessary to correct code violations to 
their residential structure.   
 

C.  Weatherization Program.  The Orange County Energy Conservation Program serves both Orange 
and Osceola Counties.  Program funds are used to improve the energy efficiency of residential 
dwelling units used by low income households as well as those households with members who are 
disabled, elderly or young children.  Orange County receives financial grants from the Florida Energy 
Office of the Department of Community Affairs (DCA) to support this program. 
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HUD Section 202 Program.  Section 202 provides capital advances to finance the construction and 
rehabilitation of structures that will serve as supportive housing for very low income elderly persons, and 
provides rent subsidies for these projects to help make them affordable.  The Center for Independent 
Living manages handicapped designed units constructed in 1983 under the HUD 202 Program.  The Oaks 
Apartments provides 24 units for handicapped residents that were supported by this HUD program.*1 
 
HUD Section 236 Program.  HUD subsidizes the interest payments on mortgages for rental or 
cooperative housing owned by private, nonprofit or limited-profit landlords who rent to low income 
tenants.  The Winter Park Retirement Center, Inc. manages the 196 unit Plymouth Apartments that 
provides housing for the elderly under the Section 236 Program.1 

 
Special Housing Needs 
§9J-5.010(l) (e), FAC 

 
Special housing needs are necessary for the elderly, children, and those adults who have physical and/or 
emotional needs that require special residential accommodations.  The type of residential accommodation 
varies based on the person’s physical and emotional needs.  Such residential accommodations may or may 
not demand on-site professional medical assistance, twenty-four hour assistance, or other special facilities.  
In some cases, special housing situations can involve a group of unrelated residents sharing living 
accommodations because their physical or emotional needs require special services or assistance from 
other group members. 
 
The State of Florida has adopted laws that control local government regulation of certain residential 
facilities serving special needs groups. The law ensures that there are adequate sites for group homes in 
every community throughout the state (see Chapter 419, FS).  A group home is defined by §9J-5.003(52), 
FAC as “a facility which provides a living environment for unrelated residents who operate as the 
functional equivalent of a family, including such supervision and care as may be necessary to meet the 
physical, emotional and social needs of the residents.”   
 
Special housing needs for certain members of Winter Park’s residents can include nursing homes or group 
homes.  Group homes can be further defined as an assisted living facility, community residential home, or 
family foster home.  These special housing facilities are generally defined as follows: 
 
A.  Nursing Home.  Any institution, building residence, private home or other place, whether operated for 

profit or not, which provides 24-hour nursing care, personal care, or custodial care for persons not 
related to the owner or manager by blood or marriage1.  The person under such care resides overnight 
at the home (see §400.021(8), FS for State definition). 

 
B.  Assisted Living Facility.  A facility designed to provide personal care services in the least restrictive 

and most home-like environment.  These facilities can range in size from one resident to several 
hundred and may offer a wide variety of personal and nursing services designed specifically to meet an 
individual’s personal needs2 (see §400.402, FS). 

 
C. Adult Family Care Home.  A full-time, family type living arrangement, in a private home, under 

which a person who owns or rents the home provides room, board, and personal care, on a 24-hour 
                                                           
*1 City of Winter Park, Community Development Department, 2006. 
1 Source:  definition paraphrased from Florida Department of Children and Family Services web-site. 
2 Source:  Florida Department of Health, www9.myflorida.com/Environment/facility/group/default.html, August 2006. 
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basis, for no more than five disabled adults or frail elders who are not relatives (see §400.618 FS).  
According to the facility locator information system maintained by the Florida Agency for Health Care 
Administration no adult family care home operates within the City of Winter Park. 

 
 

D. Community Residential Home.  A dwelling unit licensed to serve clients of the Department of 
Children and Family Services, which provides a living environment for 7 to 14 unrelated residents 
who operate as the functional equivalent of a family, including such supervision and care by 
supportive staff as may be necessary to meet the physical, emotional, and social needs of the residents 
(see §419.001, FS). 2  The term ‘resident,’ as it applies to a ‘community residential home,’ means any 
of the following: a frail elder as defined in s. 400.618; a physically disabled or handicapped person as 
defined in s. 760.22(7)(a); a developmentally disabled person as defined in s. 393.063(12); a  non- 
dangerous, mentally ill person as defined in s. 394.455(18); or a child as defined in s. 39.01(14), s. 
984.03(9) or (12), or s. 985.03(8) (see §419.001.1(d), FS, site selection of community residential 
homes).  Note that this definition applies only to dwelling units housing those who are “clients of the 
Department of Children and Family Services.” 

 
Group homes with 7 to 14 residents are potentially permitted in any residential district in Winter Park, 
providing that such residential use conforms to City zoning regulations applicable to the associated 
zoning category. 

 
E.  Family Foster Home.  A private residence in which children who are unattended by a parent or legal 

guardian are provided 24-hour care.  Such homes include emergency shelter family homes, family 
foster group homes, and specialized foster homes for children with special needs.  A person who cares 
for a child of a friend for a period not to exceed 90 days, a relative who cares for a child and does not 
receive reimbursement for such care from the State or federal government, or an adoptive home which 
has been approved by the Department or by a licensed agency that places children up for adoption is 
not considered a family foster home (see §409.175 FS 1). 

 
Based on records maintained by the State Agency for Health Care Administration and the State’s Facility 
Locator2, Table 3-22 lists nursing homes and assisted living facilities located within or close to the City of 
Winter Park.  Locations of foster family home sites are kept confidential.  The City of Winter Park 
Comprehensive Plan and the City’s Land Development Code should assure adequate locations for nursing 
homes and group homes. 

 

Table 3-20: Inventory of Assisted Living Facilities and Nursing Homes in or near Winter Park 
Residential Care Facility/ 

Group Home Location Beds Type of 
Housing Service 

Inside or 
Outside City 

Boundary 
Aiden Springs 5520 Howell Branch Road 25 Assisted Living Facility Outside City 
Alabama Oaks at Winter Park 1759 Alabama Drive 19 Assisted Living Facility Inside City 
Faith House of Winter Park 1604 Bomi Circle 6 Assisted Living Facility Outside City 
Fremont Manor 909 Fremont Avenue 12 Assisted Living Facility Outside City 
Magnolia House 1229 Formosa Avenue 6 Assisted Living Facility Outside City 
Mayflower Assisted Living Facility 1620 Mayflower Court 60 Assisted Living Facility Inside City 
Summer Time Lodge 909 N. Wymore Road 95 Assisted Living Facility Outside City 
Winter Park Towers 1111 S. Lakemont Ave. 1932 Assisted Living Facility/Nursing Home Inside City 

                                                           
1 Source: Florida Department of Health, www9.myflorida.com/Environment/facility/group/default.html, March 2016August 2006 
2 Source: www.floridahealthstat.com/qs/owa/facilitylocator.facllocator, March 2016August 2006. 
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Table 3-20: Inventory of Assisted Living Facilities and Nursing Homes in or near Winter Park 
Residential Care Facility/ 

Group Home Location Beds Type of 
Housing Service 

Inside or 
Outside City 

Boundary 
Aiden Springs 5520 Howell Branch Road 25 Assisted Living Facility Outside City 

0 
Regents Park of Winter Park 558 N. Semoran Blvd. 120 Assisted Living Facility/Nursing Home Outside City 
Manor Care Nursing and 
Rehabilitation Center 2027 Loch Lomond Drive 138 Nursing Home Inside City 

Mary Lee Depugh Nursing Home 555 W. Morse Blvd. 40 Nursing Home Inside City 
Integrated Health Services of  WP 2970 Scarlett Road 103 Nursing Home Outside City 
View at Winter Park 1047 Princess Gate Blvd. 6 Assisted Living Facility Outside City 

 
Source: www.floridahealthstat.com/qs/owa/FacilityLocator.FaclResults, September 2006 

 
 

Dormitory and Campus Housing 
 
Rollins College is located in the heart of Winter Park on the south side of downtown and along the shore 
of Lake Virginia.  In 2005 20105, the college had a full-time undergraduate student enrollment of 1,759 
2,6871,759.  The college manages dormitories and other student housing capable of accommodating 1,161  
1,320 students (depending on bed configuration).  Students who do not use on-campus housing find 
residential accommodations in apartments or homes within or near Winter Park.  Students living in on-
campus dormitories are not counted as permanent residents in the City’s year-round population estimates 
and projections. 
 
 

Inventory of Existing Mobile Homes 
(§9J-5.010(l) (f), FAC) 

 
The City of Winter Park currently has, based on the 2010 U.S. Census, 56 mobile homes. no mobile home 
parks or mobile homes nor does it have any modular homes or manufactured homes. The principal reasons 
for the scarcity of this housing type are land costs within the City, local demand for traditional housing 
types, and affordable housing programs that allow low and lower income households to obtain traditional 
housing types through homeownership or rent. 

 
 
 

Historically Significant Housing 
§9J-5.010(l) (g), FAC 

 
The historical housing resources of Winter Park contribute to the aesthetic appeal and the solid economic 
base of the City.  Much of the housing development activity over the last decade has involved the 
demolition and redevelopment of existing houses, many of which were built fifty or more years ago.  
Given the high cost of new construction, the replacement of older dwellings has resulted in the loss of 
viable, more affordable housing stock as well as the loss of historic resources.   Concerns have been 
expressed within the community that the design and architectural style of new residential buildings does 
not retain and support the established neighborhood character unique to Winter Park.   
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In 2000, a study was conducted by the City to evaluate potential structures and sites for the Florida Master 
Site File and the Comprehensive Plan.  Based on the findings and recommendations of this study, the City 
adopted a historic preservation ordinance in 2001, and was updated in 2015.  The future land use element 
of the Comprehensive Plan contains a full listing of the historic resources within Winter Park including 
historic housing.  The vast majority of historic resources in the City are single family residential units.   
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Inventory of Residential Construction Activity 
(§9J-5.010(l) (h), FAC) 

 
The 2000 20100 US Census reports that the City of Winter Park had 11,431 13,626 housing units that 
year, a gain of 1,374 2,196 units above the 10,057 11,431 units reported in the 1990 2000 US Census.  In 
2000In 2000 Based on the U.S. Census Bureau, 2009-2013 American Community Survey 5-Year 
Summary File, the City had an estimated 6,656 9,401 single family homes and 4,775 4,006 multiple 
family units.  No mobile homes were used as housing within the City in 2000. during this date range.  
Table 3-21 provides the building permit activity from 1990 to 2005 while Table 3-22 shows housing 
construction activity from 1990 to 1998 by housing type.  The net gain was based on the summation of 
units gained from building permits and lost from demolition permits. The City of Winter Park saw an 
increase of housing units from 2000 to 2010 (table 3.21) experiencing a 17% increase over the 10-year 
period. A similar rate of housing unit growth took place in Altamonte Springs over the same period with an 
11% increase. However, substantial growth occurred in the neighboring cities of Maitland and Orlando with 
a 59% and a 37% increase, respectively. The rate of growth in housing units in Orange County (35%) was 
almost double the rate of growth in Winter Park. 
 
 
 
 
 
 

Table 3.21 Total Housing Units, 2000-2010 
Place 2000 2010 % Change 

Winter Park 11,431 13,626 17% 
Maitland 5,104 8,137 59% 

Altamonte Springs 19,992 22,088 11% 
Orlando 88,486 121,254 37% 

Orange County 361,349 487,839 35% 
   Source: U.S. Census Bureau of the Census, U.S. Census of Population and Housing, 2000, 2010. 
 
In 2010, there were over 13,000 housing units in the City of Winter Park. As can be seen in table 3.22, 
single-family housing is the dominant form of housing in the city, representing 63% of the total housing 
stock in 2010; small multifamily housing (3-19 units) represented 14.5%. The remaining inventory 
consists of single family attached, mobile homes, and other miscellaneous types of housing. 
 
From 2000 to 2010, approximately 1,931 units were added to the housing inventory, an increase of 17%. 
While single-family attached units accounted for much of the growth, there was also a significant increase 
in the number of single family attached units and small multi-family, with approximately 691 units added 
to the inventory. As can be seen, however, multi-family units and duplexes experienced a significant 
decrease. 
 

Table 3.2 Housing Units by Type, 2010 
 2000 2010 Change 

Type Units Percent Units Percent Unit Change % Change 
1 Unit Detached 6,882 60% 8,502 63% 1,620 23% 
1 Unit Attached 435 4% 941 7% 506 116% 

2 Units 266 2% 231 2% -35 -13% 
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3 – 19 Units 1,753 15% 1,938 14.5% 185 10% 
20 or More Units 2,166 19% 1,786 13% -380 -17% 

Total 11,431 100% 13,626 100% 2,195 17% 
Source: U.S. Census Bureau, American Community Survey 2000, 2010. 

 
 
Housing construction trends indicate that more new multiple family units were built than single family 
homes.  This trend has likely emerged as a result of the limited undeveloped residential land for single 
family homes.  All new residential development occurs as urban infill.   
 
A trend not apparent from the statistics appearing in Tables 3-21 and 3-22 involves the replacement of 
existing older residential units with new structures.  A number of the new homes were constructed on the 
same lot where an existing house was demolished.  Housing and land economics have made 
reconstruction of existing residential development cost feasible in some neighborhoods within Winter 
Park.   
 
Housing and economic conditions that support this trend include: 
 

 Age, condition, and value of existing residential structures; 
 Demand to live in Winter Park, and 
 High costs associated with bringing existing older structures into compliance with new building 

standards. 
 

TABLE 3-21: NEW HOUSING CONSTRUCTION ACTIVITY: 1990-19991 
 

Year 
 

 
Single Family 

 
Multiple Family 

 
Total Units Constructed 

 
Housing Units Demolished 

 
Net Gain or (Loss) 1990 56 6 62 65 -3 

1991 34 16 50 35 15 
1992 38 9 47 30 17 
1993 39 0 39 53 -14 
1994 60 0 60 29 31 
1995 51 34 85 39 46 
1996 32 0 32 22 10 
1997 44 10 54 58 -4 
1998 65 9 74 52 22 
1999 52 10 62 51 11 
2000 90 20 110 65 45 
2001 83 31 114 45 69 
2002 74 17 91 68 23 
2003 94 13 107 56 51 
2004 108 51 159 94 65 
2005 112 43 155 118 33 
Total 1032 269 1301 880 417 

Source: City of Winter Park, July 2006 
 

 
Table 3-22: Construction Activity by Housing Type 

                                                           
1 Building permit activity includes the summation of new units added by building permit issuance and units removed by demolition permit. 
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from 1990 through 1998 

Housing Type 
New Housing 

Units 
1990 - 1998 

Percentage of 
New Housing 

Single Family  616 42.5% 

Multi-Family 842 57.5% 

Mobile Homes  0 0% 

Total Dwelling Units 1,458 100% 
Source:  Shimberg Center for Affordable Housing, Affordable Housing Assessment for Orange County, 1998. 

 
HOUSING ANALYSIS 

§9J-5.010(2), FAC 
 
This section presents an analysis of housing trends and characteristics pursuant to §9J-5.010(2), FAC 
§163.3177(6) (f). The purpose of the housing analysis is to identify housing needs through year  2021 2040 
for the City of Winter Park.  Analysis and projections are based on growth and development anticipated to 
occur within the City’s boundaries.  Housing needs created by annexation are not considered.  Such analysis 
is performed when the Comprehensive Plan is amended to address planning needs for the annexed land. 
 
Methodology.  Future housing needs are estimated by applying methodology developed by the Shimberg 
Center for Affordable Housing for housing needs analysis to population estimates and projections 
prepared in this element.  Methodology and estimates for future housing needs were obtained from 
Shimberg Center’s “Housing Needs Assessment Methodology for Orange County, 1998.”  Projections 
prepared by the Shimberg Center only extend to year 2010.  Therefore, Tthe methodology used to prepare 
those projections was applied to population estimates prepared below.  The methodology was applied to 
the projected population estimates to identify future housing needs. 
 
The City staff took a two-fold approach to estimating the population.  Staff looked at existing population 
in the future Annexation Reserve Areas (ARA) to determine the potential timing and population that 
ccould be added to the City.  The second examination was of the building permit data for the past 15 years 
for new home construction.  Staff determined from that data the estimate of new infill single family home 
and new infill multi-family development projected. 
 
The housing analysis also evaluates the future demand and need for housing according to the burden 
housing costs place on household income.  An analysis of housing affordability compares household 
income to the cost of housing for both rental and owner-occupied dwelling units.  For the purpose of this 
analysis, housing costs are considered affordable if thirty percent (30%) or less of a household's income is 
allocated to housing, including associated utility costs. 
 
Future housing needs are determined by comparing existing housing inventories with housing demands 
generated by estimated future population. 
 
 

Population and Housing Demand 
§9J-5.010(2) (a-b), FAC 
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Demand for housing has a direct correlation with population growth.  As population increases, the 
demand for additional housing increases.  However, population growth over the past decade has primarily 
occurred through annexation.  Only a limited amount of vacant land remains available for new residential 
development.  The City currently (2006 2016) has 267.96 309.74 vacant acres; the majority of which is 
zoned for residential use.    Pursuant to State growth management laws, population and housing growth 
are re-evaluated when amendments to the Future Land Use Map address annexed lands.  
 
Recent Growth and Construction Trends.  Over the past decade, trends in housing and population 
change have emerged that likely will affect population growth and housing construction during the 
planning period for the Winter Park Comprehensive Plan. 
 
A.  Growth from Annexation.  Housing and population growth have primarily occurred over the past ten 

years through annexation of unincorporated residential property and neighborhoods.  Between 1990 
and 2004 2000 and 2010, 3,675 1,931 housing units were added to the City’s housing stock, an 
increase of 17%. While single-family attached units accounted for much of the growth, there was also 
a significant increase in the number of single family attached units and small multi-family, with 
approximately 691 units added to the inventory. In addition, mobile homes and other forms of 
housing, such as boat, RVs, etc., experienced an increase as well. However, multi-family units and 
duplexes experienced a significant decrease.  Only 395 of these housing units were related to new 
construction – which replaced existing structures.  The other 1,060 housing units were annexed into 
the City.  With limited acres are available for new residential development, annexation is expected to 
serve as the primary contributor to population growth.  Population estimates presented are based on 
development activities within the City’s current jurisdictional boundaries.  As unincorporated areas are 
annexed, the Comprehensive Plan will need to be amended to evaluate impacts and planning needs 
arising from the expanded jurisdictional lines. 

 
 This trend is expected to continue in the future.  Housing and population growth will occur primarily 

from annexation.  As stated in the previous paragraph, the Comprehensive Plan only evaluates growth 
and development within the City’s jurisdictional boundaries. 

 
B. Reconstruction.  Most new residential construction, particularly single family homes, has occurred on 

lots where an existing older home was demolished to make room for a new structure.  Housing 
construction between 1990 and 2005 2000 and 2010 accounted for 1,301 1,931 new residential units, 
but 880 415 units were demolished over this same period.  Many of the older homes that have been 
demolished were affordable to a broader range of household income groups.  While the quality of 
housing is improved through construction using current Florida building codes, demolition of older 
homes also decreases affordable housing opportunities for some household income groups.  Older 
homes may also have historic or architectural significance to the community.  Demolition of older 
homes could result in removal of locally significant historical structures.  

 
C.   Planned Development.  The City will study the possibility for a zoning category and codes for 

planned development buildings in appropriate areas.    With limited vacant land for residential 
development, demand for residential use may increase interest in the private sector to place residential 
uses within the same buildings as retail and office uses.  Mixed-use buildings containing residential 
units are consistent with the traditional urban, particularly in the downtown business area and some of 
the primary corridors with the City.   
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D.  Household Size.  Based on information from the Shimberg Center for Affordable Housing, state and 
national population trends indicate that the average number of persons in a household will decline 
over the next twenty years.  Contrary to the national trend, household size has remained level in 
Winter Park.  The 1990 2000 US Census reports an average household size of 2.2 2.1 persons for 
Winter Park.  The 2000 2010 US Census lists 2.1 2.15 persons per household.  With a population 
growth rate that will be low compared to rates anticipated for Orange County and some of its suburban 
cities, Winter Park is not anticipated to experience a significant increase in population through 2021 
2040.  The methodology used to estimate future population herein applies the current average for 
persons per household. 

 
Population Estimates.  Population generates housing demands.  Housing demands from seasonal 
population is insignificant and has a minimal impact on housing.  No need exists to analyze housing 
demands for seasonal population.  Year-round population will generate demands for housing in Winter 
Park.  Population estimates for future years consider only permanent population.   
 
As past trends demonstrate that population and housing growth have predominantly occurred through 
annexation, the use of traditional growth methodologies – such as exponential, straight-line, or cohort 
population projection methodology – will not generate a reliable population projection for future years.  
The Shimberg Center prepares population projections for the State of Florida, counties and cities using 
such methodologies.  Population projections prepared through year 2010 2040 by the Shimberg Center 
were reviewed as part of the data collection activities performed for the update of Winter Park’s 
Comprehensive Plan.  In 1998 2010, the Shimberg Center population projection’s show a year 2010 2040 
population of 26,772 38,964; albeit, these projections would not have considered annexations occurring 
after 1998 2010.   
 
 
A more applicable method to project population growth is to estimate population anticipated in 
conjunction with residential development on vacant land.  Population estimates were prepared for the 
Winter Park Comprehensive Plan using a land-yield methodology.  As new residential development 
occurs on vacant lands, additional population will be added to the City.  New residential development will 
also occur through redevelopment of existing commercial structures into mixed-use structures that include 
residential units.  The City’s Land Development Code and the Comprehensive Plan both promote 
residential apartments on upper floors of buildings with retail and office uses within appropriately 
designated areas, particularly in the Central Business District.  Therefore, the land-yield population 
methodology evaluates population anticipated from vacant land and from residential lands.  Future 
population estimates for the City appear in Table 3-23. 
 
The City currently has a citywide residential density of 3.8 2.5 units per acre as of 2001. 2015.  As only 
267.96 309.74 267.96 acres are vacant in 2006 2016, development is anticipated to occur at a higher 
density than 3.8 2.5 units per acre.  Based on current zoning assigned to property, the Winter Park 
Community Development Department estimates that approximately 50% of remaining vacant land could 
be used for residential development.  Development on vacant land is anticipated to occur at higher 
densities than 3.8 2.5  units per acre because of limited available land and land costs.  Six units per acre 
were estimated as a more practical expectation for future development densities on vacant land.  The 
average number of persons per household used for population projections is 2.1 2.15 persons per 
household; the rate identified in the 2000 2010 US Census.  The formula used for estimating the 2021 
2040 population yield from vacant land is: 
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Vacant residential acres (309.74) (__acres?) X Density (66 du/ac) X Average number of persons per household 
(2.1 2.15) =  

Aadditional people 
 

Estimating the residential units that may occur from redevelopment of commercial buildings into mixed-use 
buildings with residential units is difficult to accurately project.  However, the City may consider such 
development within strategic locations, such as the Central Business District, to place residential uses within 
close proximity to employment and retail activities, thus allowing people to walk or use public transit to 
reach destinations.  For analysis purposes, future population arising from redevelopment projects is estimated 
to be half of that yielded from vacant lands.  New population anticipated by 2021 from redevelopment 
projects is equal to half of the 2021 population estimated to occur from vacant land.  
 

Table 3-23: Future Population Estimates 

 201020
001 

2016200
62 

202020
112 

202620
162 

203020
212 2035 2040 

Total Permanent Population Additional 
Population from Vacant Lands 

28,434n
/a 

29,20826
6 

30,7507
08 

32,5001
,151 

35,504
1,594 37,515 38,964 

 1 Population figure from the 2000 US Census for the City of Winter Park 
2 City of Winter Park, 2006  
2 Population based on the 2000 US Census and additional population estimated from annexations through April 2002.Source: City of Winter Park 

 
Household Formation.  The US Census data for 1990 and 2000 2000 and 2010 shows that the average 
Winter Park household decreased in size from 2.2 2.1 persons to 2.1 2.15 persons per household, and in 
2010 the average family size was 2.85 persons.  This decrease is consistent with state and national trends 
indicating the average household size has decreased over the past twenty years.  The methodology used to 
estimate future population levels and housing demands applies an average household size of 2.1 2.15 
persons – the rate reported in the 2000 2010 US Census.  
 
Housing Unit Demand.  Housing demand is estimated by applying the average household size of 2.1 2.15 
persons to the estimated population.  Table 3-24 lists the housing demand estimated in 1995 by the Shimberg 
Center.  This table shows the demand for housing units based on permanent population levels for the 
respective year but does not take into consideration vacancy rates.  By year 2021, a minimum of 2,157 new 
residential units will need to be constructed above the 12,447 existing as of 2002.  This analysis includes 
homes annexed into the City in 2000 and 2001.  
 

Table 3-24: Projected Households and Housing Demand  

Year Population Households and 
Units Demanded 

Vacant  
Units 

Total Housing 
Units Needed 

20001 24,090 10,772 709 11,431 
20021 26,377 11,676 772 12,447 
20062 28,620 12,750 843 13,270 
20112 30,000 13,066 864 14,286 
20162 32,500 13,383 885 15,476 
20212 35,000 13,699 905 16,667 

 1 Solin and Associates, Inc., October 2002 
2 City of Winter Park, 2006 

 

 
Housing Demands—Units by Tenure.  Table 3-25 lists the housing demand by tenure based on current 
and projected household numbers.  For years 2006 to 2021, the household and renter ratio appearing in the 
2000 US Census was applied to estimate total future household numbers appearing in Table 3-25.  Among 
the 2,157 new residential units, 1,411 are anticipated to house owners and 746 to house renters. 
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Table 3-25: Projected Demands for Non-Seasonal Housing Units by Tenure 

Year 
Owner-Occupied 
Units Demanded 

Owner-Occupied 
Units Needed 

Renter-Occupied 
Units Demanded 

Renter-Occupied 
Units Needed 

Total Units 
Needed 

2000 7,016 7,476 3,706 3,955 11,431 
2006 8,339 8,890 4,131 4,703 13,593 
2011 8,545 9,110 4,233 4,820 13,930 
2016 8,752 9,331 4,336 4,936 14,267 
2021 8,959 9,552 4,438 5,053 14,605 

 
 
 

Land Accommodations for Housing 
§9J-5.010(2) (c), FAC 

 
Vacant Land.  Based on the Existing Land Use Map (Map 1-2), vacant land amounts to only 
267.96267.96 309.74  acres.  Only about half of this acreage is estimated to be available for residential 
development.    The number of residential units identified through the housing analysis performed above 
may be higher or lower based on site-specific conditions and compliance with the City’s Comprehensive 
Plan and land development regulations enforced by the City, Water Management District, or State or 
federal agencies. 
 
Redevelopment.  Mixed-use buildings will be considered by the City and may be allowed within strategic 
areas of the City.  Within the downtown commercial district that straddles Park Avenue, apartments are 
allowed and in some cases encouraged to be placed in upper floors of buildings.   
 
Winter Park Affordable Housing Program.  Through the Winter Park’s affordable housing program, 
the City has the potential to purchase land for construction of affordable housing.  The potential for 
additional housing units from this program is likely limited to funds generated by the City’s affordable 
housing linkage fee and grants from State or federal agencies. 

 
 
 
 

Projected Private Sector Ability to Meet Housing Demands and Housing Affordability 
§9J-5.010(2) (d), FAC 

 
Shimberg Center Affordable Housing Analysis.  In 1998, the Shimberg Center estimated affordable 
housing needs for the Florida counties and cities, including Winter Park.  The results of this analysis are 
presented in the report titled “Housing Needs Assessment for Orange County, 1998.”  The Shimberg 
Center’s 1998 housing affordability analysis extends only to year 2010 and does not include housing units 
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added to the City after 1998.  Based on development trends, the 108.6 acres of vacant residential lands 
within the City are likely to be developed by 2010. 
 
The analysis of housing affordability uses methodology used by the Shimberg Center for Affordable 
Housing to identify affordable housing needs.   
 

To determine affordable housing available and the amount needed to serve future populations, two items 
need to be compared: the number of affordable households and the number of affordable housing units. 
The number of affordable households is based upon projected household income.  The number of 
affordable housing units is based upon projected monthly costs for owner-occupied units, and projected 
rent for renter-occupied units.  
 

The methodology employed by the Shimberg Center to estimate the need for affordable housing is as 
follows:   

 

“Affordability is defined in the rental market as paying no more than 30 percent of income toward 
rent, consistent with the federal definition of cost burden.  For owner-occupied housing the 
household is assumed to pay no more than 2.11 times their income in housing costs.  The 2.11 
number, calculated by the Florida Housing Finance Agency based on experience with their 
ownership programs, is designed to reflect the price of home a household can afford consistent 
with their ability to make a down payment, their other debts, and the interest rate and term of a 
loan.  In other words, the affordability table arrays households by income and tenure with 1995 
occupied units by price or rent.  It then compares the number of units in a given price or rent 
range to the number of households in a corresponding income range and examines the difference 
between units and households.  However, as the number of households grows, it is important to 
also consider that there is a need for additional housing units to maintain the vacancy rate, as 
vacant housing units are necessary to the functioning of the housing market. 

 
The 2.11 number can also be examined for its applicability to a community; for example, a 
community may have a substantial population of retirees who are wealthy but of limited annual 
reported income (in “Projected Need For Owner-Occupied Housing Units By Value Ranges” 
we described how the affordability constant can be changed from 2.11 to 2.5 or 3.0). 
 
The methodology used to arrive at the final needs table does not consider several aspects that 
contribute to the housing need of a community.  First, households do not move every year as is 
assumed by the table.  Second, households may be in circumstances that alter the conclusion of 
the table, paying more or less than the table would suggest given the real sorting pattern of 
households into housing units (occupying units more or less expensive than the unit they would 
sort themselves into under the structure of the table).  Third, in a homeownership situation 
households may be paying less than the cost as reflected in the table because they purchased the 
house some years ago at a lower value and hence lower mortgage payment.” 
 

Table 3-26 provides a breakdown of housing demand by household incomes for owner-occupied housing 
and Table 3-27 displays similar estimates for renter-occupied households.  Positive numbers in this table 
indicate a need exists for units serving the corresponding income group.  A need for owner-occupied 
affordable housing is identified in Table 3-26 for very low, low and low/moderate income households for 
current and future years.  Available affordable rental housing in Winter Park is currently a problem for low 
income households earning $12,500.  In the case of owner-occupied housing, available affordable housing is 
a challenge from low and moderate income households whose annual income falls below $35,000. 
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Table 3-26: Surplus/Deficit of Affordable Owner-Occupied Units 

(units minus households—negative number indicates a deficit of affordable units) 

Income Range 1998 2000 2005 2010 
$0 to $5,000 -164 -169 -181 -194 
$5,000 to $10,000 -289 -298 -319 -337 
$10,000 to $12,500 -197 -199 -211 -224 
$12,500 to $15,000 -152 -157 -170 -185 
$15,000 to $17,500 -57 -60 -71 -85 
$17,500 to $20,000 -29 -36 -50 -60 
$20,000 to $22,500 -95 -101 -117 -141 
$22,500 to $25,000 -91 -96 -106 -120 
$25,000 to $27,500 -36 -40 -52 -65 
$27,500 to $30,000 61 57 47 39 
$30,000 to $32,500 -158 -164 -183 -210 
$32,500 to $35,000 -78 -85 -102 -115 
$35,000 to $37,500 49 47 41 29 
$37,500 to $40,000 87 85 78 69 
$40,000 to $42,500 13 15 3 -17 
$42,500 to $45,000 30 26 15 4 
$45,000 to $47,500 -116 -123 -137 -151 
$47,500 to $50,000 13 5 -7 -12 
$50,000 to $55,000 85 76 60 44 
$55,000 to $60,000 190 180 162 146 
$60,000 to $75,000 158 139 102 62 
$75,000 to $100,000 137 121 95 59 
$100,000 to $125,000 339 327 307 286 
$125,000 to $150,000 71 59 40 29 
$150,000+ 228 203 167 143 
Total -1 -188 -589 -1,006 
Source:  Shimberg Center for Affordable Housing, Housing Needs Assessment  
for Orange County, 1998 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 3-27: Surplus/Deficit of Affordable Renter-Occupied Units 
(units minus households—negative number indicates a deficit of affordable units) 

Household Income Range 1998 2000 2005 2010 
$0 to $5,000 -314 -318 -327 -334 
$5,000 to $10,000 -369 -374 -400 -425 
$10,000 to $12,500 -209 -215 -217 -215 
$12,500 to $15,000 55 52 40 40 
$15,000 to $17,500 311 306 301 296 
$17,500 to $20,000 344 344 342 337 
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$20,000 to $22,500 89 83 89 92 
$22,500 to $25,000 -20 -24 -22 -18 
$25,000 to $27,500 237 235 235 235 
$27,500 to $30,000 -2 -2 -2 1 
$30,000 to $32,500 96 95 94 93 
$32,500 to $35,000 46 42 42 42 
$35,000 to $37,500 36 32 33 36 
$37,500 to $40,000 90 88 92 93 
$40,001+ -391 -412 -419 -431 
Total -1 -68 -119 -158 

 Source:  Shimberg Center for Affordable Housing, Housing Needs Assessment for Orange County, 1998 
 
Shimberg Center Affordable Housing AnalysisCity of Winter Park Affordable Housing Study.  In 
20121998, the Shimberg Center estimated affordable housing needs for the Florida counties and cities, 
including Winter Park.  The results of this analysis are presented in the report titled “Housing Needs 
Assessment for Orange County, 1998.”  The Shimberg Center’s 1998 housing affordability analysis 
extends only to year 2010 and does not include housing units added to the City after 1998.  Based on 
development trends, the 108.6 acres of vacant residential lands within the City are likely to be developed 
by 2010.the City staff gathered data from federal, state, regional, and local housing entities. Data was 
obtained from the U.S. Bureau of Labor Statistics, U.S. Census, Orlando Regional Realtors Association, 
Florida Department of Economic Opportunity, Nielsen/Claritas SiteReports, Shimberg Center for 
Affordable Housing at UF, and the Winter Park Housing Authority. 
 
The analysis of housing affordability uses methodology used by the Shimberg Center for Affordable 
Housing to identify affordable housing needs.   
 
To determine affordable housing available and the amount needed to serve future populations, two items 
need to be compared: the number of affordable households and the number of affordable housing units. 
The number of affordable households is based upon projected household income.  The number of 
affordable housing units is based upon projected monthly costs for owner-occupied units, and projected 
rent for renter-occupied units.  
 
The methodology employed by the Shimberg Center to estimate the need for affordable housing is as 
follows:   

 
“Affordability is defined in the rental market as paying no more than 30 percent of income toward rent, 
consistent with the federal definition of cost burden.  For owner-occupied housing the household is 
assumed to pay no more than 2.11 times their income in housing costs.  The 2.11 number, calculated by 
the Florida Housing Finance Agency based on experience with their ownership programs, is designed to 
reflect the price of home a household can afford consistent with their ability to make a down payment, 
their other debts, and the interest rate and term of a loan.  In other words, the affordability table arrays 
households by income and tenure with 1995 occupied units by price or rent.  It then compares the 
number of units in a given price or rent range to the number of households in a corresponding income 
range and examines the difference between units and households.  However, as the number of 
households grows, it is important to also consider that there is a need for additional housing units to 
maintain the vacancy rate, as vacant housing units are necessary to the functioning of the housing market. 

 
The 2.11 number can also be examined for its applicability to a community; for example, a community 
may have a substantial population of retirees who are wealthy but of limited annual reported income (in 
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“Projected Need For Owner-Occupied Housing Units By Value Ranges” we described how the 
affordability constant can be changed from 2.11 to 2.5 or 3.0). 
 
The methodology used to arrive at the final needs table does not consider several aspects that contribute 
to the housing need of a community.  First, households do not move every year as is assumed by the 
table.  Second, households may be in circumstances that alter the conclusion of the table, paying more or 
less than the table would suggest given the real sorting pattern of households into housing units 
(occupying units more or less expensive than the unit they would sort themselves into under the structure 
of the table).  Third, in a homeownership situation households may be paying less than the cost as 
reflected in the table because they purchased the house some years ago at a lower value and hence lower 
mortgage payment.” 
 

Table 3-26 provides a breakdown of housing demand by household incomes for owner-occupied housing 
and Table 3-27 displays similar estimates for renter-occupied households.  Positive numbers in this table 
indicate a need exists for units serving the corresponding income group.  A need for owner-occupied 
affordable housing is identified in Table 3-26 for very low, low and low/moderate income households for 
current and future years.  Available affordable rental housing in Winter Park is currently a problem for low 
income households earning $12,500.  In the case of owner-occupied housing, available affordable housing is 
a challenge from low and moderate income households whose annual income falls below $35,000. 

 
Table 3-26: Surplus/Deficit of Affordable Owner-

Occupied Units 
(units minus households—negative number indicates a 

deficit of affordable units) 
Income Range 1998 2000 2005 2010 

$0 to $5,000 -164 -169 -181 -194 
$5,000 to $10,000 -289 -298 -319 -337 
$10,000 to $12,500 -197 -199 -211 -224 
$12,500 to $15,000 -152 -157 -170 -185 
$15,000 to $17,500 -57 -60 -71 -85 
$17,500 to $20,000 -29 -36 -50 -60 
$20,000 to $22,500 -95 -101 -117 -141 
$22,500 to $25,000 -91 -96 -106 -120 
$25,000 to $27,500 -36 -40 -52 -65 
$27,500 to $30,000 61 57 47 39 
$30,000 to $32,500 -158 -164 -183 -210 
$32,500 to $35,000 -78 -85 -102 -115 
$35,000 to $37,500 49 47 41 29 
$37,500 to $40,000 87 85 78 69 
$40,000 to $42,500 13 15 3 -17 
$42,500 to $45,000 30 26 15 4 
$45,000 to $47,500 -116 -123 -137 -151 
$47,500 to $50,000 13 5 -7 -12 
$50,000 to $55,000 85 76 60 44 
$55,000 to $60,000 190 180 162 146 
$60,000 to $75,000 158 139 102 62 
$75,000 to $100,000 137 121 95 59 
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Table 3-26: Surplus/Deficit of Affordable Owner-
Occupied Units 

(units minus households—negative number indicates a 
deficit of affordable units) 

Income Range 1998 2000 2005 2010 
$100,000 to $125,000 339 327 307 286 
$125,000 to $150,000 71 59 40 29 
$150,000+ 228 203 167 143 
Total -1 -188 -589 -1,006 
Source:  Shimberg Center for Affordable Housing, Housing Needs Assessment for 

Orange County, 1998 
 
 

Table 3-27: Surplus/Deficit of Affordable Renter-Occupied Units 
(units minus households—negative number indicates a deficit of 

affordable units) 
Household Income 
Range 1998 2000 2005 2010 

$0 to $5,000 -314 -318 -327 -334 
$5,000 to $10,000 -369 -374 -400 -425 
$10,000 to $12,500 -209 -215 -217 -215 
$12,500 to $15,000 55 52 40 40 
$15,000 to $17,500 311 306 301 296 
$17,500 to $20,000 344 344 342 337 
$20,000 to $22,500 89 83 89 92 
$22,500 to $25,000 -20 -24 -22 -18 
$25,000 to $27,500 237 235 235 235 
$27,500 to $30,000 -2 -2 -2 1 
$30,000 to $32,500 96 95 94 93 
$32,500 to $35,000 46 42 42 42 
$35,000 to $37,500 36 32 33 36 
$37,500 to $40,000 90 88 92 93 
$40,001+ -391 -412 -419 -431 
Total -1 -68 -119 -158 

HUD defines "affordable" as housing that costs no more than 30 percent of a household's monthly income. 
That means rent and utilities in an apartment or the monthly mortgage payment and housing expenses for 
a homeowner should be less than 30 percent of a household's monthly income to be considered affordable. 
Families who pay more than 30 percent of their income for housing are considered “cost burdened” and 
may have difficulty affording necessities such as food, clothing, transportation and medical care. 
 
The State of Florida follows a similar description to HUD’s. It defines “affordable” as monthly rent or 
monthly mortgage payment, including taxes and insurance, that does not exceed 30 percent of the amount 
which represents the percentage of the median annual gross income for the household. Most Florida cities 
and counties follow the State’s definition. 
 
Alternatively the City of Winter Park defines “affordable” based on the home median price in the metro 
area, meaning a dwelling unit which cost less than 80% percent of the median price of single family 

Formatted: Underline, Font color: Light Blue

Formatted: Font: 12 pt, Underline, Font
color: Light Blue

Formatted: Underline, Font color: Light Blue

Formatted: Font: 12 pt, Underline, Font
color: Light Blue

Formatted: Font: 12 pt, Underline, Font
color: Light Blue, Not Expanded by /
Condensed by 

Formatted: Right:  0"

Formatted: Indent: Left:  0", Right:  0"



City of Winter Park                         Chapter 3: Housing Element 

Comprehensive Plan 
Data, Inventory, and Analysis                   3-40 

homes sold the previous year in the Orlando metropolitan area. This variation gives Winter Park the 
appearance of being less affordable than the other definitions would indicate. 
 
Winter Park is a leading urban village better known for its upscale shopping and dining and less for the 
income diversity of its residents and employees. With almost half of all of Winter Park’s households 
making less than $50,000 a year and with the city being an employment hub for the region, maintaining a 
stock of affordable housing options in and around the city will be important for long term economic health 
by providing an accessible workforce for local businesses. 
 
The economic recession has allowed the City of Winter Park to become affordable to all levels of income 
as median home sale values have fallen from a high of around $400,000 to about $230,000 today. This 
decline in value has also affected the surrounding metro area dropping the median sale price of the 
Orlando MSA to $130,000 providing for a greater availability of affordable housing options nearby the 
city. As most of the sales happening in the market today are by sellers under duress home prices are at a 
temporary low. It is likely that in the longer term as housing values recover, Winter Park will widen the 
affordability gap with the region limiting lower cost housing ownership options for workforce employees. 
 
While affordable ownership opportunities are available in and around Winter Park, the availability of 
affordable rental housing has declined drastically with the credit and housing crisis. Families with poor 
credit due to job losses and foreclosures have either left or been forced out of homes, raising the vacancy 
rate of housing and creating higher demand for rental options. While rental housing in Winter Park below 
$750 a month was cut in half over the last decade, rental units going for over $1,500 a month have tripled. 
Using HUD guidelines a family making the median household income in Winter Park would be unlikely 
to find affordable rental options within the city. 
 
The City of Winter Park has won multiple awards for its affordable housing initiatives and programs 
offered through the Community Redevelopment Agency and local non-profit partners have addressed 
issues of affordability over the years. With home prices at a low point, ownership options for housing in 
and around the city are obtainable, however the availability, and now affordability, of rental stock is an 
issue for the city. 

 Source:  Shimberg Center for Affordable Housing, Housing Needs Assessment for 
Orange County, 1998 

 
Affordable Housing.  The Federal Department of Housing and Urban Development establishes 
definitions for income groups to determine income eligibility standards for various housing programs 
based on percentages of median income, with parameters having been established to note different income 
groups as follows: 
 

 Less than 30% of Median Income:  Very Low Income Household 
 30% to 50% of Median Income:  Low Income Household 
 50% to 80% of Median Income:  Low to Moderate Income Household 
 80% to 120% of Median Income:  Moderate Income Household 
 120% of Median Income:    Moderate to Upper Income Household 

 
Based on the 1999 median income for the City of Winter Park of $48,884 appearing in the 2000 US 
Census, the following income groups are defined according to the annual household incomes (1999 
values): 
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 Very Low Income Household:  Less than $14,655 
 Low Income Household:    $14,655 to $24,442 
 Low to Moderate Income Household: $24,443 to $39,107 

 
Table 3-28 lists the estimated number of households contributing more than 30% of their household 
income towards housing cost.  Table 3-28 combines renter and owner households.  Estimates for future 
years were prepared by applying housing statistics for year 2000, as reported in the US 2000 Census, to 
the estimated total number of future households.  The estimates in Table 3-28 apply current quantitative 
trends to the estimated number of future households.  The affordable housing analysis indicates that 2,994 
low and very low income households will demand affordable housing.   
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Review of the Private Sector Housing Delivery Process 
§9J-5.010(2) (e), FAC 

 
This section provides a review of the housing delivery process in regards to land, services, financing, 
regulations and administrative goals of government agencies. 
 
Land.  Available land for new development is at a minimum.  Only an estimated 133 18833 acres remain in 
2006 20106 for potential residential development. 
 
Services.  The City requires new development to connect to central water and sewer systems.  Residential 
units that currently are not connected to central water or sewer will be required to connect if the site under 
goes redevelopment.   
 
Financing.  No problems have been identified with the ability of the private sector to obtain financing for 
residential development, including housing for moderate and low income groups.   
 
Affordable Housing and Assistance Programs.  The private sector has not provided sufficient numbers 
of housing units within the affordability range for owner and renter households at the very low, low, and 
moderate income households.  The City and County have established several programs to stimulate 
private sector investment in affordable housing.   
 
A statistical comparison of household income groups for the City and County reveals that the City 
maintains a similar share of households with annual incomes less than $25,000, as shown in Table 3-11.  
While the City has a larger share of households in upper income levels than the County, the City has 

 
Table 3-28:Estimated Number of Households Contributing More 
than 30% Household Income Towards Housing Costs: 2005-2020 
Household Income Range 2005 2010 2015 2020 

Less than $10,000 538 551 564 578 
$10,000 to $19,999 1,037 1,063 1,088 1,114 
$20,000 to $34,999 875 897 919 940 
$35,000 to $49,999 524 537 550 563 
$50,000 to $74,999 263 269 276 282 
$75,000 to $99,999 172 177 181 185 
$100,000 and over 175 179 183 188 
Totals: 3,584 3,673 3,762 3,851 

Household incomes 
above line are low and 
very low income 
households. 
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housing that remains available for households at lower income levels.  Despite higher average housing 
costs and a larger portion of households at upper income levels, the City maintains a similar share of 
housing as the County for lower income groups.  This information demonstrates that City zoning 
regulations and housing construction standards promote a diversity of housing types and values.  The data 
and analysis performed within this element does not demonstrate the City’s zoning and development 
permitting process substantially differ from the County’s regarding opportunities for the private sector to 
provide affordable housing. 
 
Redevelopment.  Limited vacant land for residential development, land values, and demands for housing 
in Winter Park have created market circumstances conducive to redevelopment of existing residential 
sites.  Existing older residential structures, particularly single family homes, are demolished and replaced 
with new residential structures.  The higher value, new structure typically replaces a home more 
affordable to moderate and lower incomes households.  Long-term continuation of this trend could result 
in the increased stress on the level of affordable housing for low and moderate income households.   
 
The City should regularly monitor this trend to measure any adverse impacts to affordable housing for low 
and moderate income households. 
 

Redevelopment and Affordable Housing 
§9J-5.010(2) (f), FAC 

 
Vacant residential land existing in 2000 201600 may be exhausted by 2010 20410 or earlier due to 
anticipated population growth.  Once vacant land is exhausted, greater development pressures will be placed 
on redevelopment of existing older housing, particularly single family housing.  A positive attribute from this 
development pressure will likely include increased interest to include residential development with 
commercial reconstruction.  The commercial and housing markets may create more interest in placing 
residential apartments above retail and office uses.   
 
Redevelopment pressures to accommodate future population will also create pressure to rebuild at greater 
residential density, building height, and building mass.  While increased densities may be appropriate within 
some areas of the City, desired residential and neighborhood character may be adversely affected if such 
encroachment occurs.   
 
Based on data inventory and analysis presented in the Housing Element, the following housing and 
development trends are acknowledged: 
 
A. Protection of Established Neighborhoods and Promotion of Affordable Housing.  Demand for 

housing will continue to create pressure to remove older residential structures and replace them with 
newer homes.  Based on the location and type of housing, the removal of older structures can have either 
a positive or negative affect on the availability of affordable housing.   

 
 The removal of older multiple family structures with higher density development could create 

opportunities for more housing units.  Where multiple family development is located near or adjacent to 
retail commercial or employment centers, more people can live within walking distance to jobs and 
shopping.  Higher densities may create more effective use of transit.  The Future Land Use Element 
evaluates and identifies areas within the City where multiple family developments can be redeveloped at 
higher densities and where it can be located within mixed-use buildings along with retail and office uses.  
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 Replacement of older single family homes with higher value homes creates fewer housing opportunities 
for lower to middle income households.  Also, older homes have been replaced with larger structures that 
create less open space and are not in character with the surrounding housing.  Existing residential 
neighborhoods may need protection from the encroachment of residential development activities that are 
not consistent with the desired neighborhood character.  Such activity may also adversely affect available 
affordable housing.   

 
B. Availability of Affordable Housing.  Increasing demand for housing may place upward pressure on the 

cost of housing.  The City will need to monitor population and housing to determine if seasonal housing 
demands adversely affect the availability of affordable housing for permanent residents, particularly 
those serving the local workforce.  Coordination should continue with Orange County regarding access 
to housing assistance programs for low and moderate income households in Winter Park. 

 
The data and analysis presented in this element demonstrate that affordable housing will be difficult to 
obtain in Winter Park for very low and low income renter households and very low to moderate 
income owner households.  Based on the definition of household income groups described herein, 
affordable rental housing will be difficult to obtain for very low and low income renter households and 
affordable owner-occupied housing will be a challenge to obtain for low to moderate income 
households. 
 
The housing analysis performed by the Shimberg Center for Affordable Housing has also identified 
that a deficit in affordable housing currently exists and is anticipated to occur through year 2010 for 
these same household income groups.  The Shimberg Center’s analysis of affordable housing needs, 
performed in 1998, only extends to year 2010 and does not estimate needs between 2011 and 2021.  

 
C.  Mixed-Use Development and Higher Residential Densities.  Future demand to live in Winter Park 

will place pressure on the private sector to develop at greater densities, including greater building height 
and building mass.  This demand will conflict with the community character and built environment 
desired within some neighborhoods while creating opportunities to create more pedestrian friendly 
development within other areas.   

 
 With scarce vacant land available for new residential development, housing could be provided as mixed-

use development with residential, office and commercial retail uses.    Strategic areas within the City are 
likely appropriate for mixed-use development, particularly areas near major transportation corridors.  
Mixed-use development is likely inappropriate where encroachment of certain types of commercial retail 
uses into established residential areas will create land use incompatibilities. 

  
D.  Substandard Housing.  While substandard housing conditions occur infrequently within Winter Park, 

the City should continue to monitor housing conditions and enforce building code requirements through 
its code enforcement program.  The City should continue and perhaps augment coordination with Orange 
County to help direct housing assistance programs to eligible households and neighborhoods within 
Winter Park. 

 
E.  Preservation of Historic Houses and Architecturally Significant Housing.  Land values, housing 

market conditions, housing trends and construction costs to repair older houses have created a 
redevelopment trend.  Older homes are demolished and replaced with new homes.  Many homes within 
Winter Park have historic significance or have architectural design that establishes a residential 
vernacular creating a unique community character.  The City has established a historical preservation 
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ordinance that can protect structures identified as historic or of architectural significance if the owner 
agrees to designate their property. 

 
F.  Integration with Transportation and Land Use.  The Transportation Element proposes a 

transportation system designed to create compatibility between land uses and the transportation system 
serving adjacent land uses.  Residential development will need to be designed and oriented in a manner 
that enhances the integration of the transportation system with land uses.  Residential densities and 
housing types will need to occur in a manner compatible with the designed transportation system. 
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         CHAPTER 3: HOUSING ELEMENT  
(Reference §9J-5.010(3), FAC) 

 
3-1: HOUSING GOALS, OBJECTIVES, AND IMPLEMENTING POLICIES. This section 
stipulates goals, objectives, and implementing policies for the Housing Element pursuant to 
§163.3177(6)(f), FS, and §9J-5.010(3)(a-c), FAC.  The purpose of this element is to provide guidance 
for appropriate plans and policies needed to meet identified or projected needs in the supply of housing.  
These plans and policies address governmental activities as well as provide direction and guidance to the 
efforts of the private sector. 
 

This Chapter (element) is based upon the data and analysis requirements pursuant to subsection 9J-
5.005(1)(2), FAC and subsection 9J-5.010(1)(2), FAC. 
 
GOAL 3-1: QUALITY RESIDENTIAL ENVIRONMENT.  ALLOCATE LAND AREA TO 
ACCOMMODATE A SUPPLY OF HOUSING RESPONSIVE TO THE DIVERSE HOUSING 
NEEDS OF THE EXISTING AND FUTURE POPULATION AND ASSIST THE PRIVATE 
SECTOR TO RESPONSIVELY MEET DEMAND FOR AFFORDABLE QUALITY HOUSING 
IN NEIGHBORHOODS PROTECTED FROM INCOMPATIBLE USES AND SERVED BY 
ADEQUATE PUBLIC FACILITIES. 
 

OBJECTIVE 3-1.1: PROVIDE ADEQUATE SITES FOR RESIDENTIAL USES.  Winter Park 
shall develop programs and strategies to achieve adequate, affordable and safe housing for current 
and future populations and shall maintain a sufficient ratio of affordable housing. To achieve this 
objective the following policies shall be implemented.  

 
Policy 3-1.1.1: Zoning Map and Regulations to Support Housing Diversity.   The City’s 
Future Land Use Map shall allocate land resources that shall accommodate a range of housing 
densities and structure types. 
 
Policy 3-1.1.2: Sufficient Land and Space for Housing.  The Future Land Use Map shall 
provide sufficient land area for residential uses necessary to accommodate current and future 
population.  Sufficient acreage and space for housing shall be protected or promoted through the 
following actions: 
 
1.  Protection of Residential Areas.  The City shall not accept any amendment to the Future 

Land Use Map that proposes to change a residential designation to a non-residential category 
except when such amendment addresses at least one of the following: 
a.  The proposed land use amendment is consistent with a redevelopment plan approved by 

the City.  
b.  The proposed amendment is necessary to accommodate facilities for public schools, 

public safety or city services. 
c. The proposed land use designation allows development that includes mandatory residential 

uses, and development designs must conform to site design standards mandated in the 
Future Land Use Element. 

 d. As part of the amendment application, the property owner/applicant enters into a housing 
agreement with the City to replace any demolished residential units at locations acceptable 
to the City; or in lieu thereof, the applicant contributes an equivalent fee to the City for the 
construction of affordable housing similar to the housing type that was removed. 
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e. Affordable housing construction or fees may qualify for credit against all or a portion of    
the City’s affordable housing linkage fee. 

f. The amendment is necessary to accommodate a nursing home, adult congregate care 
facility, or other housing for the elderly. 

g. The land use amendment occurs as an administrative amendment initiated by the City. 
 
2.  Residential Uses in Complementary Development.   Housing shall be allowed to occur with 

complementary commercial and office development when placed within appropriate Future 
Land Use Map designations.  The Future Land Use Map shall provide one or more zoning 
districts that promote this type of development. The Future Land Use Element provides 
standards and criteria for this type of development shall be incorporated into the LDC to assure 
compatibility between residential and non-residential land uses.    

 
Policy 3-1.1.3:  Technical Assistance to Private Sector.  The City shall provide technical 
assistance, information, and referral services to the housing industry in order to maintain housing 
production sufficient to meet the projected housing market demand, particularly for affordable 
housing construction activities. 
 
Policy 3-1.1.4: Developing Public/Private Partnerships.  Winter Park shall assist in 
developing local government partnerships with the private sector to improve and expand the 
efficiency of the affordable housing delivery system. Similarly, the City shall also coordinate the 
installation of community facilities supportive to housing resources.   
 
Policy 3-1.1.5:  Housing Demands Generated by College Students.   The City shall coordinate 
with Rollins College regarding campus development plans and the availability of on-campus 
housing.  The purpose of such coordination is to evaluate impacts college enrollment places on 
housing needs within the City. 
 

OBJECTIVE 3-1.2:   SUPPORT AND PROTECT AFFORDABLE HOUSING.  The City shall 
establish programs and activities intended to discourage loss of existing affordable housing and to 
initiate construction of new affordable housing. The City shall direct its resources to maintain and 
preserve the housing stock within the affordability range for households with income levels at or 
below the low/moderate income level as indexed by the Orange County Housing and Community 
Development Division. The following policies shall be used to measure the protection and provision 
of affordable housing. 

  
Policy 3-1.2.1: Winter Park Affordable Housing Program. The City shall continue to support 
the provision of affordable housing for moderate, low, and very low income household groups 
through an affordable housing program administered by the City.  
 
The goal of the Winter Park Housing Program is to assure that new housing unit construction in 
the City accommodates affordable housing for very low, low, and moderate income households. 
The Winter Park Affordable Housing Program includes, but is not limited, to the following 
activities intended to improve and protect the City’s supply of affordable housing as well as to 
link qualified households with affordable housing assistance: 

 
1. Support the Hannibal Square Community Land Trust. The City shall support the 

Hannibal Square Community Land Trust (HSCLT) to further the goal of providing long term 
multi-generational affordable housing in the City of Winter Park. The HSCLT shall work in 
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partnership with the City, County, State, and Federal agencies and the private sector to meet 
the housing needs of low and moderate income families. 

 
2. Affordable Housing Partnerships.  The City shall establish and support partnerships with 

non-profit affordable housing entities, charitable foundations and other groups as needed to 
accomplish the affordable housing implementation goals of the City. 

 
3.  Establish a Land Bank Program.   The City shall establish a land bank program for use by 

the City or the HSCLT to implement the affordable housing goals of the City. Land would be 
acquired and affordable housing constructed through linkage fees, grants funds, and county 
housing assistance grants or other funding sources which would then be conveyed to the 
HSCLT.  The City Commission shall consider the use of condemnation, as necessary, in 
order to achieve the goals of the City. 

 
4.  Density Bonus Program/Land Use Changes. In cases where the City agrees to change 

future land use designations or zoning designations, or when planned development variances 
which increase the residential density of the land involved are requested, the City shall 
require as part of any approvals, the mandatory set aside of affordable housing units within 
the project or payment of fees-in-lieu of a set aside, based upon the terms and conditions of 
the implementing ordinance. 

 
5.  Affordable Housing Linkage Fee.  The City shall continue to administer and impose an 

affordable housing linkage fee on new development as a revenue source to fund construction 
of affordable housing for Winter Park residents.  At least once every year, the City shall 
evaluate the linkage fee program to determine if affordable housing needs and construction 
costs warrant adjustment of linkage fee rates. 

 
6.  Affordable Housing Construction.  The City shall continue to directly support the 

construction of affordable housing units through revenue generated by the affordable housing 
linkage fee revenue, county, state, federal programs and the private sector. 

  
7. Affordable Housing Rehabilitation Program. The City shall continue to support the 

preservation of the existing affordable housing stock through its housing rehabilitation 
program in concert with Orange County. 

 
8.  Winter Park Housing Authority. The City shall continue the Winter Park Housing 

Authority public housing program for very low and low income households. 
 
9.  Promote Private Sector Investment in Affordable Housing.   The City shall encourage 

private sector housing providers and nonprofit organizations to construct affordable housing 
in concert with the HSCLT.  

 
10. Technical Assistance, Information, and Referral Services.  The City shall continue efforts 

to serve as a source of information regarding City and County housing assistance programs 
through brochures, pamphlets, and to provide staff assistance available through the City’s 
Department of Planning and Community Development and the Winter Park Housing 
Authority.   
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11. Identify City Owned Sites Available for Affordable Housing Development.  The City 
shall establish an internal review process for City owned sites suitable for development of 
workforce housing at various income levels.  

 
Policy 3-1.2.2: Selecting Sites for Affordable Housing.  The City shall continue to promote 
access to a broad range of housing opportunities with a full complement of public services 
through cooperation and coordination with the private sector, Orange County, and the East 
Central Florida Regional Planning Council. Sites for affordable housing developments for very 
low, low, and moderate income households shall be approved only if such sites have access to 
the following facilities and services:  

  
1.  Service by central potable water and wastewater systems; or, if such systems are not 

available, the property owner executes a recordable agreement to connect to such facility 
according to the schedule and payment arrangements acceptable to the City. 

2.  Accessible to employment centers and shopping centers, which accommodate stores offering 
household goods and services needed on a frequent and recurring basis. 

3.  Located on a paved street accessible to a major street (i.e., included in the City's major 
thoroughfare plan). 

4.  Accessible to public parks, recreation areas, and/or open space systems. 
5.  Located on sites having adequate surface water management and solid waste collection and 

disposal. 
6.  Priority shall be given to location affordable housing developments within one-half mile of a 

bus transit route. 
 
Policy 3-1.2.3: Barriers to Affordable Housing within Land Development Regulations.    
The City shall ensure that its regulatory techniques and review procedures do not create 
cumbersome barriers to affordable housing. As part of the evaluation, the City shall evaluate the 
Future Land Use Map and the Official Zoning Map to assess whether sufficient land and space  
is available to support housing types for low to moderate income households. The City’s Future 
Land Use Map and Zoning Map shall include provisions that allow locations for diverse housing 
types such as, but not limited to, Planned Unit Residential Developments, cluster housing 
townhouses, apartment units, and apartments in upper floors above retail and office uses.   
 
Policy 3-1.2.4: Maintain a Streamlined Development Review Process.  Within one year from 
the effective date of the Winter Park Comprehensive Plan, the City shall establish a streamlined 
development review and permitting process for affordable housing developments and 
redevelopment.   
 
Policy 3-1.2.5: Condominium Conversion Procedures. The City shall develop procedures for 
the conversion of rental apartments to condominiums.   The adopted procedures shall at 
minimum address application process, notification of current renters, relocation assistance for 
very low to low income households, land and unit subdivision, condominium plan submittal 
requirements, property owner association, maintenance of common areas, minimum 
development and design standards for converted buildings, housing code inspection 
requirements, and compliance with building codes. 
 
Policy 3-1.2.6: Maximize Use of Orange County Housing Programs. The City shall maximize 
use of housing programs administered by the Orange County Division of Housing and 
Community Development by annually coordinating with the County to identify assistance 
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programs and funds available to Winter Park residents.  The City shall continue efforts to jointly 
work with the Orange County Division of Housing and Community Development regarding 
housing assistance programs for very low, low, and moderate income households. 

 
Policy 3-1.2.7: Coordination with State Planning Agencies. The City shall coordinate with the 
Florida Department of Community Affairs, Department of Health, and Department of Children 
and Family Services regarding grant programs available to Winter Park for affordable housing, 
housing rehabilitation, and group home facilities. 
 
Policy 3-1.2.8: Coordination with Regional Agencies.  Winter Park shall continue participation 
on affordable housing committees sponsored by the East Central Florida Regional Planning 
Council. 
 
Policy 3-1.2.9: Public Involvement in Housing Production. Winter Park shall support the 
involvement of county, regional, state, and federal agencies in housing production, where such 
housing is consistent with the City’s Comprehensive Plan and implementing regulations. The 
City shall also promote nondiscrimination in access to housing within the City by promoting fair 
housing laws and practices.   
 
Policy 3-1.2.10:  Housing Assistance Grant Programs.  The City shall continue to aggressively 
pursue grant funds from federal, state, and county agencies for affordable housing assistance, 
housing construction, and supporting neighborhood infrastructure improvements. 
 
Policy 3-1.2.11: Housing Preservation through Delinquent Property. The City shall 
coordinate with the Orange County Tax Collector to annually obtain a list of tax delinquent 
residential properties with the City, and to jointly evaluate potential programs where delinquent 
residential property within target neighborhoods or affordable housing overlay districts can be 
acquired or protected through the City’s affordable housing program. 
 

OBJECTIVE 3-1.3:  ELIMINATE SUBSTANDARD HOUSING CONDITIONS.  Winter Park 
shall implement activities and programs that eliminate and prevent substandard housing conditions 
as measured by the following policies: 

 

Policy 3-1.3.1: Implement Progress to Eliminate Substandard Housing. The City shall 
continue to ensure that new housing construction, as well as remodeling or rehabilitation of 
existing residences, conforms to the Florida Building Code.  The City shall protect and preserve 
the structural integrity and aesthetics of Winter Park’s housing stock. At each update of the 
Florida Building Code, the City shall evaluate its administrative and technical manpower and the 
overall condition of the City’s housing resources and commit necessary resources to reconciling 
related issues identified. 
 
Policy 3-1.3.2: Maintain Housing Condition Records.  The City shall conduct an annual 
survey of housing conditions and housing code violations for the purpose of generating remedial 
actions to improve housing conditions and reduce substandard or deteriorated housing.   
 
The City shall attempt to contact owners of substandard housing units to communicate necessary 
corrective actions and to inform property owners of available federal, state, and local housing 
assistance programs for housing rehabilitation. 
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Policy 3-1.3.3:  Enforcement Program Capabilities.  The City shall annually monitor the 
City’s capability to responsively remedy code enforcement violations.   
 

Policy 3-1.3.4: Housing Demolition and Rehabilitation.  The City shall require rehabilitation 
of deteriorated or unsafe housing identified as a threat to the safety of occupants or the welfare of 
the community.  If the extent of deterioration prevents rehabilitation, or if the property owner is 
unwilling to improve an unsafe structure, the City shall require the house to be demolished. 
Demolition or rehabilitation shall follow practices consistent with the Florida Building Code.  
 
Policy 3-1.3.5: Safe Housing Environments. The City shall continue to require all new 
residential development to install streetlights. 

 
Policy 3-1.3.6: Aesthetic Housing Environments. Landscaping and open space shall be 
designed, installed and maintained within residential development. 
 
Policy 3-1.3.7: Infrastructure Improvements for Targeted Neighborhoods. The City shall 
continue coordination with the Orange County Division of Housing and Community Development 
regarding the use of Community Development Block Grant funds for infrastructure improvements 
within the Westside neighborhood.    
 
Policy 3-1.3.8:  Sewer Extensions to Lower Income Neighborhoods.  The City shall maintain 
existing sewer allocation polices that prioritize sewer system capacity allocations for non-profit and 
other affordable housing projects. The City shall evaluate the merits and feasibility of a city grant 
program or similar assistance program to assist with costs to connect homes owned and occupied by 
very low and low income households to sewer lines within adjacent streets.    
 
Policy 3-1.3.9:  Coordination with Orange County Housing Improvement Programs.  The City 
shall continue coordination efforts with Orange County to direct housing, utility infrastructure, and 
weatherization improvement funds to housing and neighborhoods serving very low, low, and 
moderate income households.  The City shall continue to support the County’s designation of the 
Westside neighborhood as a target community for receipt of Community Development Block Grant 
(CDBG) funds.  The City shall provide the County with a list of infrastructure improvement needs 
warranting financial assistance from the CDBG program.  
 
Policy 3-1.3.10: Implement of Green Building Practices and Programs. The City shall develop 
criteria that ensures that housing developed with public subsidies be cost effective to build, durable 
and practical to maintain. The green building practices criteria should ensure that housing developed 
with public subsidies results in high-quality, healthy living environments, lower utility costs, 
enhanced  connections to nature, protection of the environment by the conservation of energy, 
water, materials and other resources, and the advancement of the health of local and regional 
ecosystems. 
 

OBJECTIVE 3-1.4: PROVIDE OPPORTUNITIES FOR GROUP HOMES, HOUSING FOR 
THE ELDERLY AND FOSTER CARE FACILITIES. Pursuant to the requirements of 
§163.3177(6)(3), FS, the City shall promote housing opportunities to meet the special housing 
needs of the elderly, dependent children, the physically and mentally handicapped, and the 
developmentally disabled. 

 



City of Winter Park                                                                                                                                           Chapter 3:  Housing Element 
 

 
Comprehensive Plan 
Goals, Objectives, and Policies                                                   3-7 

Policy 3-1.4.1: Foster Care Facilities. The City shall continue to comply with state Laws and 
administrative rules designed to ensure availability of sites for foster care and adult foster care 
facilities. 
 
Policy 3-1.4.2: Community Residential Homes. The City shall allow community residential 
homes in residential zoning districts providing they meet criteria established below and in 
Chapter 419, Florida Statutes.  In addition, such facilities shall be regulated to manage their 
location and intensity, including impacts on infrastructure, and to encourage development on 
sites accessible to public and private services generally required by their residents. The location 
of community residential facilities shall be dispersed throughout the regional housing market to 
serve special housing needs, disabilities, or handicaps. The facilities shall foster 
nondiscrimination and shall provide residential alternatives to institutionalization. Within one 
year from the effective date of the Winter Park Comprehensive Plan, the City shall enforce the 
following performance standards: 
 
1. Group homes of six (6) or fewer unrelated residents licensed as community residential homes 

by the Department of Children and Family Services (DCFS) shall be deemed a single family 
unit and shall be allowed in single-family or multifamily zoning districts. These homes shall 
not be located within a radius of one thousand feet (1,000’) of another existing duly licensed 
group home of six (6) or fewer residents.  
 

2.  Group homes that have from seven (7) to fourteen (14) unrelated residents operating as a 
family, including support staff, and are duly licensed by DCFS as a community residential 
care facility shall be allowed in areas that accommodate multifamily residential uses unless 
the City finds that the group home siting as proposed: 

 
a. Does not conform to other existing policies applicable to multifamily uses in the City. 
b. Does not meet applicable licensing criteria established and determined by DCFS, 

including requirements that the home be located to assure the safe care and supervision of 
all clients in the home. 

c. Would result in excessive concentration of community residential homes.  A home that is 
located within a radius of one thousand two hundred feet (1,200’) of another existing 
community residential home in a multifamily zone shall be an over concentration of such 
homes that substantially alters the nature and character of the area.  A home that is 
located within a radius of five hundred feet (500’) of an area of single-family zoning 
substantially alters the nature and character of the area. 

 
3.   All distance requirements cited in this subsection shall be measured from the nearest point of 

the existing home or area of single-family zoning to the nearest point of the proposed home. 
 
4. All sites for group homes shall contain requisite infrastructure including potable water, 

adequate surface water management, approved system of wastewater disposal, and an 
adequate system for solid waste collection and disposal.  The sites shall also be free of safety 
hazards and all structures shall comply with City ordinances and applicable State laws 
including licensing and program requirements of the State. 
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Policy 3-1.4.3:  Housing for the Elderly. The City shall promote the development of housing 
alternatives specially designed for the elderly, including but not limited to adult living facilities 
and adult foster care homes.  Sites for elderly housing shall be approved only if such sites have 
access to the following facilities and services:  
 
1.   Serviced by potable water and wastewater systems. 
2.   Located on a paved street. 
3.  Located on sites having adequate surface water management and solid waste collection and 

disposal. 
 
Policy 3-1.4.4:  Nursing Homes.   The City shall establish adequate locations for nursing homes 
with appropriate zoning categories and where central sewer and wastewater systems are 
available.  
 
Policy 3-1.4.5:  Adequate Sites for Special Housing Needs.  The future land use map and 
official zoning map shall provide adequate locations from group homes, nursing homes, foster 
care facilities, and other special housing needs licensed or certified by the State of Florida.  
Location criteria for such uses shall at minimum comply with state laws.   

 
OBJECTIVE 3-1.5: CONSERVE NEIGHBORHOOD QUALITY AND EXISTING 
HOUSING STOCK.  The useful life of existing housing stock shall be conserved through effective 
implementation of laws, ordinances, and programs directed toward preserving neighborhood quality, 
including conservation of natural and historic resources, maintenance of community facilities, and 
code enforcement activities. This objective shall be achieved through the implementation of the 
following policies. 

 
Policy 3-1.5.1: Conservation and Rehabilitation of Existing Housing.  The City shall develop 
a method to promote the conservation and rehabilitation of existing housing as a means to 
maintain or improve residential conditions and reduce the waste of valuable housing resources, 
particularly those serving as affordable housing. 
 
Policy 3-1.5.2: Maintain Active Code Enforcement.  The City shall maintain an active code 
enforcement program to identify housing accommodations and nonresidential structures that fail 
to comply with the minimum specification governing building construction, electrical facilities, 
water and wastewater systems, construction, fire protection, flood prevention, and housing.  
Where structures fail to meet minimum standard specifications, the City shall duly notice the 
violation and stipulate conditions for bringing the structure into compliance. 
 
Policy 3-1.5.3: Discourage Factors Creating Blight.  The City shall avoid potential blighting 
influences within residential areas through land use planning. Where unavoidable, adverse 
impacts of land use transition shall be minimized through performance criteria requiring 
adequate screening, landscaping, and other design features which promote land use compatibility 
and appropriate land use transition. 
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Policy 3-1.5.4: Supportive Facilities and Services for Quality Residential Neighborhoods. 
The City shall ensure that sufficient systems for delivery of public facilities and services 
supportive to a quality residential environment have been planned, designed and implemented 
where possible. Such facilities include potable water, wastewater, transportation, and drainage. A 
capital improvement program and budget predicated on continuing review and evaluation of 
evolving housing problems and related infrastructure issues shall be the principal tool for 
realizing this policy. 
 
Policy 3-1.5.5: Implementing Principles and Standards. The City shall enforce best 
management principles and practices that include standards, techniques, and strategies to guide 
the conservation, rehabilitation, and demolition of housing units.   
 
Policy 3-1.5.6: Compatibility of New Residential Development.   Winter Park shall continue 
to ensure compatibility of proposed development with adjacent and surrounding residential uses.  
The City shall not permit any development that is inconsistent, in terms of residential unit type, 
lot sizes, housing size, tenure status (i.e., short-term rentals) and setbacks, with that allowed by 
the Winter Park Comprehensive Plan or the LDC.  
 
Policy 3-1.5.7:  Compatibility of Development.   Where the Future Land Use Map and Official 
Zoning Map allow both residential and commercial development, the City shall allow residential 
uses to occur with compatible nonresidential uses.    
 
Policy 3-1.5.8:  Monitor Housing Demolition.   The City shall annually conduct an inventory of 
residential construction activity resulting in the demolition of residential units.   As part of the 
inventory process, the City shall identify demolition removing affordable housing.  
 
Policy 3-1.5.9:  Residential Design and Development Standards.   Within one year from the 
effective date of the Winter Park Comprehensive Plan, the City shall study the public interest in 
residential development and design standards addressing the following: 
 
1.  Subdivisions, redevelopment, and plot plans promoting design and development compatible 

with neighborhood and community road concepts set forth in the Transportation Element. 
2. Building scale and general architectural standards to promote cohesive neighborhood 

character and compatible architectural vernacular. 
 
Policy 3-1.5.10: Protection of Established Neighborhoods.   The City shall formalize a process 
for neighborhood planning to address traffic, parking, infrastructure and utility needs, land use 
and density ranges consistent with neighborhood character, natural and historic features, and 
public facilities to serve the area.    

 
OBJECTIVE 3-1.6:  PRESERVE RESIDENTIAL HISTORIC OR ARCHITECTURAL 
RESOURCES.   Neighborhood character and housing diversity shall be protected and enhanced by 
preserving residential structures determined to have historic or architectural significance to the City 
of Winter Park by the Florida Master Site File survey report entitled Architectural Survey and 
National Register Evaluation, which may be amended from time to time. 
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Policy 3-1.6.1: Historical Housing Assessment and Survey. The City shall include historic 
housing when updating its Florida Master Site File survey and National Register of Historic 
Places evaluation report as described in the Future Land Use Element.   
Policy 3-1.6.2: Monitor Historic Preservation Activities and Demolition.   On an annual 
basis, the City shall review and evaluate the historic preservation ordinance to measure its 
effectiveness for protecting historic sites identified in the Florida Master Site File report.    A 
report documenting the status of historic buildings and sites shall include historic housing and 
shall be presented to the City Commission by April 1 of each year.   
 
Policy 3-1.6.3: Accessory Dwelling Units.  The City shall continue to support the ability for 
properties that have been individually designated to the Winter Park Register of Historic Places 
or properties in historic districts that have been designated to the Winter Park Register of 
Historic Places to preserve existing accessory dwelling units and to construct new accessory 
dwelling units.  

 
OBJECTIVE 3-1.7: RELOCATION ASSISTANCE AND HOUSING.  Winter Park shall apply 
uniform and equitable treatment of persons and businesses displaced by City programs, consistent 
with §421.55, FS. This objective shall be measured through the implementation of the following 
policies.  

 
Policy 3-1.7.1: Provide Alternative Housing Sites for Displaced Structures and Residents.   
The City shall continue to enforce its displacement and relocation ordinance.  The City shall 
assist any person who is required to move from any real property as a direct result of the City’s 
acquisition of such real property for public purposes, by locating other sites and housing 
facilities available to them as replacement dwellings.  When planning the location of land 
acquisition for public purposes, the City shall assess the degree of displacement that may occur.  
 
Winter Park shall not be responsible for relocating City residents who are displaced as the result 
of county, state, or federal programs or actions. 
 
Policy 3-1.7.2:  Relocation Caused by Condominium Conversions or Redevelopment.  The 
City shall require that the applicant or developer providing reasonable notice to tenants that must 
relocated because of condominium conversions or redevelopment projects.   
 

OBJECTIVE 3-1.8: EVALUATION OF HOUSING ELEMENT EFFECTIVENESS. The City 
shall use the following policies to continually evaluate the effectiveness of the Housing Element.  

 
Policy 3-1.8.1: Review the Impact of Change Indicators on Housing Policy.  Major shifts in 
the magnitude, distribution, and characteristics of population and housing shall serve as 
indicators of change in various aspects of housing supply and demand.  The City shall annually 
monitor changes in condition of affordable housing units and potential historic sites through 
programs identified in other policies of this element.  The policy implications of major changes 
in housing supply and demand shall be evaluated on a continuing basis.  Housing policy shall be 
refined as needed in order to remain responsive to changing problems and issues.  
 

Policy 3-1.8.2: Schedule, Budget, and Implementing Programmed Activities.  The timely 
scheduling, programming, budgeting, and  implementing of housing programs  identified in this 
Element shall be evidence of the City's effectiveness in carrying out a systematic program for 
implementing adopted housing goals, objectives, and policies.  
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Policy 3-1.8.3: Coordinate with Public and Private Sectors.  While continually implementing 
and evaluating the Housing Element, the City shall maintain a process of intergovernmental 
coordination as well as coordination with private sector groups interested in housing policy and 
programs.  The effectiveness of this approach shall be evaluated by the success of coordination 
mechanisms in resolving housing problems and issues. 

 
Policy 3-1.8.4: Achieve Effective Resolution of Housing Goals, Objectives, and Policies.  The 
effectiveness of the Housing Element shall be measured by the City's success in achieving 
housing goals, objectives, and policies.  The Housing Element incorporates a systematic 
planning process for identifying housing problems, issues and corrective actions. 

 
OBJECTIVE 3-1.9: COORDINATE HOUSING TYPE AND LOCATION WITH 
TRANSPORTATION PROGRAMS AND PLANS.   Land use and transportation planning shall 
be coordinated to assure that affordable housing, higher density housing, and housing for special 
groups are accessible to future public transportation programs or transit systems. 

 
Policy 3-1.9.1: Develop a Transportation Corridor Residential Plan which is linked to the 
Transportation Element.  The City shall develop a Transportation Corridor Residential Plan 
which seeks to expand residential uses along the major transportation corridors in the city and 
make them accessible to the region’s public transportation linkages. Affordable housing, housing 
for special groups, and higher density residential development shall be encouraged to locate 
along or within a quarter mile of roadways served or likely to be served by bus transit systems.   
The standards and criteria in the Future Land Use Element shall be enforced to assure 
compatibility between residential and non-residential land uses.    
 
Policy 3-1.9.2:  Transportation Programs.  The City shall make available information and 
brochures regarding any transportation assistance programs available to the elderly, disabled, or 
transportation-disadvantaged.  
 
Policy 3-1.9.3:  Integration of Residential Design with Transportation Plans.  Residential 
development and design shall be compatible in scale, type and density to adjacent roadway 
functional classifications.   



The following chart relates to Chapter 3 – Housing, and outlines all of the Goals, Objectives, and Policies of this Chapter. Space is provided to the right to add any comments/recommendations. Staff comments/changes to this element of 
the Comprehensive Plan are shown as black underlined text. This element was reviewed by the ____________ Board (their comments/changes are shown in _______ text). 
 

No. Existing Housing Element Comments 

1 3-1: HOUSING GOALS, OBJECTIVES, AND IMPLEMENTING POLICIES. This section stipulates goals, objectives, and implementing policies for 
the Housing Element pursuant to §163.3177(6)(f), FS, and §9J-5.010(3)(a-c), FAC.  The purpose of this element is to provide guidance for 
appropriate plans and policies needed to meet identified or projected needs in the supply of housing.  These plans and policies address 
governmental activities as well as provide direction and guidance to the efforts of the private sector. 
 
This Chapter (element) is based upon the data and analysis requirements pursuant to subsection 9J-5.005(1)(2), FAC and subsection 9J-5.010(1)(2), 
FAC. 

 

2 GOAL 3-1: QUALITY RESIDENTIAL ENVIRONMENT.  ALLOCATE LAND AREA TO ACCOMMODATE A SUPPLY OF HOUSING 
RESPONSIVE TO THE DIVERSE HOUSING NEEDS OF THE EXISTING AND FUTURE POPULATION AND ASSIST THE PRIVATE SECTOR 
TO RESPONSIVELY MEET DEMAND FOR AFFORDABLE QUALITY HOUSING IN NEIGHBORHOODS PROTECTED FROM INCOMPATIBLE 
USES AND SERVED BY ADEQUATE PUBLIC FACILITIES. 

 

3 OBJECTIVE 3-1.1: PROVIDE ADEQUATE SITES FOR RESIDENTIAL USES.  Winter Park shall develop programs and strategies to achieve 
adequate, affordable and safe housing for current and future populations and shall maintain a sufficient ratio of affordable housing. To achieve 
this objective the following policies shall be implemented.  

 

4 Policy 3-1.1.1: Zoning Map and Regulations to Support Housing Diversity.   The City’s Future Land Use Map shall allocate land 
resources that shall accommodate a range of housing densities and structure types. 

 

5 Policy 3-1.1.2: Sufficient Land and Space for Housing.  The Future Land Use Map shall provide sufficient land area for residential uses 
necessary to accommodate current and future population.  Sufficient acreage and space for housing shall be protected or promoted 
through the following actions: 
 
1.  Protection of Residential Areas.  The City shall not accept any amendment to the Future Land Use Map that proposes to change a 

residential designation to a non-residential category except when such amendment addresses at least one of the following: 
a.  The proposed land use amendment is consistent with a redevelopment plan approved by the City.  
b.  The proposed amendment is necessary to accommodate facilities for public schools, public safety or city services. 
c. The proposed land use designation allows development that includes mandatory residential uses, and development designs must 

conform to site design standards mandated in the Future Land Use Element. 
 d. As part of the amendment application, the property owner/applicant enters into a housing agreement with the City to replace any 

demolished residential units at locations acceptable to the City; or in lieu thereof, the applicant contributes an equivalent fee to the 
City for the construction of affordable housing similar to the housing type that was removed. 

e. Affordable housing construction or fees may qualify for credit against all or a portion of    the City’s affordable housing linkage fee. 
f. The amendment is necessary to accommodate a nursing home, adult congregate care facility, or other housing for the elderly. 
g. The land use amendment occurs as an administrative amendment initiated by the City. 

 
2.  Residential Uses in Complementary Development.   Housing shall be allowed to occur with complementary commercial and office 

development when placed within appropriate Future Land Use Map designations.  The Future Land Use Map shall provide one or more 
zoning districts that promote this type of development. The Future Land Use Element provides standards and criteria for this type of 
development shall be incorporated into the LDC to assure compatibility between residential and non-residential land uses.    

 

6 Policy 3-1.1.3:  Technical Assistance to Private Sector.  The City shall provide technical assistance, information, and referral services to 
the housing industry in order to maintain housing production sufficient to meet the projected housing market demand, particularly for 
affordable housing construction activities. 

 

7 Policy 3-1.1.4: Developing Public/Private Partnerships.  Winter Park shall assist in developing local government partnerships with the 
private sector to improve and expand the efficiency of the affordable housing delivery system. Similarly, the City shall also coordinate the 
installation of community facilities supportive to housing resources.   

 

8 Policy 3-1.1.5:  Housing Demands Generated by College Students.   The City shall coordinate with Rollins College regarding campus 
development plans and the availability of on-campus housing.  The purpose of such coordination is to evaluate impacts college enrollment 
places on housing needs within the City. 

 

9 OBJECTIVE 3-1.2:   SUPPORT AND PROTECT AFFORDABLE HOUSING.  The City shall establish programs and activities intended to 
discourage loss of existing affordable housing and to initiate construction of new affordable housing. The City shall direct its resources to 
maintain and preserve the housing stock within the affordability range for households with income levels at or below the low/moderate income 
level as indexed by the Orange County Housing and Community Development Division. The following policies shall be used to measure the 
protection and provision of affordable housing. 
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10 Policy 3-1.2.1: Winter Park Affordable Housing Program. The City shall continue to support the provision of affordable housing for 
moderate, low, and very low income household groups through an affordable housing program administered by the City.  
 
The goal of the Winter Park Housing Program is to assure that new housing unit construction in the City accommodates affordable housing 
for very low, low, and moderate income households. The Winter Park Affordable Housing Program includes, but is not limited, to the 
following activities intended to improve and protect the City’s supply of affordable housing as well as to link qualified households with 
affordable housing assistance: 
 
1. Support the Hannibal Square Community Land Trust. The City shall support the Hannibal Square Community Land Trust (HSCLT) 

to further the goal of providing long term multi-generational affordable housing in the City of Winter Park. The HSCLT shall work in 
partnership with the City, County, State, and Federal agencies and the private sector to meet the housing needs of low and moderate 
income families. 

2. Affordable Housing Partnerships.  The City shall establish and support partnerships with non-profit affordable housing entities, 
charitable foundations and other groups as needed to accomplish the affordable housing implementation goals of the City. 

3.  Establish a Land Bank Program.   The City shall establish a land bank program for use by the City or the HSCLT to implement the 
affordable housing goals of the City. Land would be acquired and affordable housing constructed through linkage fees, grants funds, 
and county housing assistance grants or other funding sources which would then be conveyed to the HSCLT.  The City Commission 
shall consider the use of condemnation, as necessary, in order to achieve the goals of the City. 

4.  Density Bonus Program/Land Use Changes. In cases where the City agrees to change future land use designations or zoning 
designations, or when planned development variances which increase the residential density of the land involved are requested, the 
City shall require as part of any approvals, the mandatory set aside of affordable housing units within the project or payment of fees-in-
lieu of a set aside, based upon the terms and conditions of the implementing ordinance. 

5.  Affordable Housing Linkage Fee.  The City shall continue to administer and impose an affordable housing linkage fee on new 
development as a revenue source to fund construction of affordable housing for Winter Park residents.  At least once every year, the 
City shall evaluate the linkage fee program to determine if affordable housing needs and construction costs warrant adjustment of 
linkage fee rates. 

6.  Affordable Housing Construction.  The City shall continue to directly support the construction of affordable housing units through 
revenue generated by the affordable housing linkage fee revenue, county, state, federal programs and the private sector. 

 7. Affordable Housing Rehabilitation Program. The City shall continue to support the preservation of the existing affordable housing 
stock through its housing rehabilitation program in concert with Orange County. 

8.  Winter Park Housing Authority. The City shall continue the Winter Park Housing Authority public housing program for very low and 
low income households. 

9.  Promote Private Sector Investment in Affordable Housing.   The City shall encourage private sector housing providers and nonprofit 
organizations to construct affordable housing in concert with the HSCLT.  

10. Technical Assistance, Information, and Referral Services.  The City shall continue efforts to serve as a source of information 
regarding City and County housing assistance programs through brochures, pamphlets, and to provide staff assistance available 
through the City’s Department of Planning and Community Development and the Winter Park Housing Authority.   

11. Identify City Owned Sites Available for Affordable Housing Development.  The City shall establish an internal review process for 
City owned sites suitable for development of workforce housing at various income levels.  

New link to identify city owned sites for affordable housing. 

11 Policy 3-1.2.2: Selecting Sites for Affordable Housing.  The City shall continue to promote access to a broad range of housing 
opportunities with a full complement of public services through cooperation and coordination with the private sector, Orange County, and 
the East Central Florida Regional Planning Council. Sites for affordable housing developments for very low, low, and moderate income 
households shall be approved only if such sites have access to the following facilities and services:  

  
1.  Service by central potable water and wastewater systems; or, if such systems are not available, the property owner executes a 

recordable agreement to connect to such facility according to the schedule and payment arrangements acceptable to the City. 
2.  Accessible to employment centers and shopping centers, which accommodate stores offering household goods and services needed 

on a frequent and recurring basis. 
3.  Located on a paved street accessible to a major street (i.e., included in the City's major thoroughfare plan). 
4.  Accessible to public parks, recreation areas, and/or open space systems. 
5.  Located on sites having adequate surface water management and solid waste collection and disposal. 
6.  Priority shall be given to location affordable housing developments within one-half mile of a bus transit route. 
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12 Policy 3-1.2.3: Barriers to Affordable Housing within Land Development Regulations.    
The City shall ensure that its regulatory techniques and review procedures do not create cumbersome barriers to affordable housing. As 
part of the evaluation, the City shall evaluate the Future Land Use Map and the Official Zoning Map to assess whether sufficient land and 
space is available to support housing types for low to moderate income households. The City’s Future Land Use Map and Zoning Map shall 
include provisions that allow locations for diverse housing types such as, but not limited to, Planned Unit Residential Developments, cluster 
housing townhouses, apartment units, and apartments in upper floors above retail and office uses.   

 

13 Policy 3-1.2.4: Maintain a Streamlined Development Review Process.  Within one year from the effective date of the Winter Park 
Comprehensive Plan, the City shall establish a streamlined development review and permitting process for affordable housing 
developments and redevelopment.   

 

14 Policy 3-1.2.5: Condominium Conversion Procedures. The City shall develop procedures for the conversion of rental apartments to 
condominiums.   The adopted procedures shall at minimum address application process, notification of current renters, relocation 
assistance for very low to low income households, land and unit subdivision, condominium plan submittal requirements, property owner 
association, maintenance of common areas, minimum development and design standards for converted buildings, housing code inspection 
requirements, and compliance with building codes. 

 

15 Policy 3-1.2.6: Maximize Use of Orange County Housing Programs. The City shall maximize use of housing programs administered by 
the Orange County Division of Housing and Community Development by annually coordinating with the County to identify assistance 
programs and funds available to Winter Park residents.  The City shall continue efforts to jointly work with the Orange County Division of 
Housing and Community Development regarding housing assistance programs for very low, low, and moderate income households. 

 

16 Policy 3-1.2.7: Coordination with State Planning Agencies. The City shall coordinate with the Florida Department of Community Affairs, 
Department of Health, and Department of Children and Family Services regarding grant programs available to Winter Park for affordable 
housing, housing rehabilitation, and group home facilities. 

 

17 Policy 3-1.2.8: Coordination with Regional Agencies.  Winter Park shall continue participation on affordable housing committees 
sponsored by the East Central Florida Regional Planning Council. 

 

18 Policy 3-1.2.9: Public Involvement in Housing Production. Winter Park shall support the involvement of county, regional, state, and 
federal agencies in housing production, where such housing is consistent with the City’s Comprehensive Plan and implementing 
regulations. The City shall also promote nondiscrimination in access to housing within the City by promoting fair housing laws and 
practices.   

 

19 Policy 3-1.2.10:  Housing Assistance Grant Programs.  The City shall continue to aggressively pursue grant funds from federal, state, 
and county agencies for affordable housing assistance, housing construction, and supporting neighborhood infrastructure improvements. 

 

20 Policy 3-1.2.11: Housing Preservation through Delinquent Property. The City shall coordinate with the Orange County Tax Collector to 
annually obtain a list of tax delinquent residential properties with the City, and to jointly evaluate potential programs where delinquent 
residential property within target neighborhoods or affordable housing overlay districts can be acquired or protected through the City’s 
affordable housing program. 

 

21 OBJECTIVE 3-1.3:  ELIMINATE SUBSTANDARD HOUSING CONDITIONS.  Winter Park shall implement activities and programs that 
eliminate and prevent substandard housing conditions as measured by the following policies: 

 

22 Policy 3-1.3.1: Implement Progress to Eliminate Substandard Housing. The City shall continue to ensure that new housing 
construction, as well as remodeling or rehabilitation of existing residences, conforms to the Florida Building Code.  The City shall protect 
and preserve the structural integrity and aesthetics of Winter Park’s housing stock. At each update of the Florida Building Code, the City 
shall evaluate its administrative and technical manpower and the overall condition of the City’s housing resources and commit necessary 
resources to reconciling related issues identified. 

 

23 Policy 3-1.3.2: Maintain Housing Condition Records.  The City shall conduct an annual survey of housing conditions and housing code 
violations for the purpose of generating remedial actions to improve housing conditions and reduce substandard or deteriorated housing.   
 
The City shall attempt to contact owners of substandard housing units to communicate necessary corrective actions and to inform property 
owners of available federal, state, and local housing assistance programs for housing rehabilitation. 

 

24 Policy 3-1.3.3:  Enforcement Program Capabilities.  The City shall annually monitor the City’s capability to responsively remedy code 
enforcement violations.   

 

25 Policy 3-1.3.4: Housing Demolition and Rehabilitation.  The City shall require rehabilitation of deteriorated or unsafe housing identified 
as a threat to the safety of occupants or the welfare of the community.  If the extent of deterioration prevents rehabilitation, or if the property 
owner is unwilling to improve an unsafe structure, the City shall require the house to be demolished. Demolition or rehabilitation shall follow 
practices consistent with the Florida Building Code.  

 

26 Policy 3-1.3.5: Safe Housing Environments. The City shall continue to require all new residential development to install streetlights.  
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27 Policy 3-1.3.6: Aesthetic Housing Environments. Landscaping and open space shall be designed, installed and maintained within 
residential development. 

 

28 Policy 3-1.3.7: Infrastructure Improvements for Targeted Neighborhoods. The City shall continue coordination with the Orange County 
Division of Housing and Community Development regarding the use of Community Development Block Grant funds for infrastructure 
improvements within the Westside neighborhood.    

 

29 Policy 3-1.3.8:  Sewer Extensions to Lower Income Neighborhoods.  The City shall maintain existing sewer allocation polices that prioritize 
sewer system capacity allocations for non-profit and other affordable housing projects. The City shall evaluate the merits and feasibility of a city 
grant program or similar assistance program to assist with costs to connect homes owned and occupied by very low and low income 
households to sewer lines within adjacent streets.    

 

30 Policy 3-1.3.9:  Coordination with Orange County Housing Improvement Programs.  The City shall continue coordination efforts with 
Orange County to direct housing, utility infrastructure, and weatherization improvement funds to housing and neighborhoods serving very low, 
low, and moderate income households.  The City shall continue to support the County’s designation of the Westside neighborhood as a target 
community for receipt of Community Development Block Grant (CDBG) funds.  The City shall provide the County with a list of infrastructure 
improvement needs warranting financial assistance from the CDBG program.  

 

31 Policy 3-1.3.10: Implement of Green Building Practices and Programs. The City shall develop criteria that ensures that housing developed 
with public subsidies be cost effective to build, durable and practical to maintain. The green building practices criteria should ensure that 
housing developed with public subsidies results in high-quality, healthy living environments, lower utility costs, enhanced  connections to nature, 
protection of the environment by the conservation of energy, water, materials and other resources, and the advancement of the health of local 
and regional ecosystems. 

 

32 OBJECTIVE 3-1.4: PROVIDE OPPORTUNITIES FOR GROUP HOMES, HOUSING FOR THE ELDERLY AND FOSTER CARE FACILITIES. 
Pursuant to the requirements of §163.3177(6)(3), FS, the City shall promote housing opportunities to meet the special housing needs of the 
elderly, dependent children, the physically and mentally handicapped, and the developmentally disabled. 

 

33 Policy 3-1.4.1: Foster Care Facilities. The City shall continue to comply with state Laws and administrative rules designed to ensure 
availability of sites for foster care and adult foster care facilities. 

 

 

34 Policy 3-1.4.2: Community Residential Homes. The City shall allow community residential homes in residential zoning districts providing 
they meet criteria established below and in Chapter 419, Florida Statutes.  In addition, such facilities shall be regulated to manage their 
location and intensity, including impacts on infrastructure, and to encourage development on sites accessible to public and private services 
generally required by their residents. The location of community residential facilities shall be dispersed throughout the regional housing 
market to serve special housing needs, disabilities, or handicaps. The facilities shall foster nondiscrimination and shall provide residential 
alternatives to institutionalization. Within one year from the effective date of the Winter Park Comprehensive Plan, the City shall enforce the 
following performance standards: 
 

1. Group homes of six (6) or fewer unrelated residents licensed as community residential homes by the Department of Children and 
Family Services (DCFS) shall be deemed a single family unit and shall be allowed in single-family or multifamily zoning districts. These 
homes shall not be located within a radius of one thousand feet (1,000’) of another existing duly licensed group home of six (6) or fewer 
residents.  

2. Group homes that have from seven (7) to fourteen (14) unrelated residents operating as a family, including support staff, and are duly 
licensed by DCFS as a community residential care facility shall be allowed in areas that accommodate multifamily residential uses unless 
the City finds that the group home siting as proposed: 

a. Does not conform to other existing policies applicable to multifamily uses in the City. 
b. Does not meet applicable licensing criteria established and determined by DCFS, including requirements that the home be located to 

assure the safe care and supervision of all clients in the home. 
c. Would result in excessive concentration of community residential homes.  A home that is located within a radius of one thousand two 

hundred feet (1,200’) of another existing community residential home in a multifamily zone shall be an over concentration of such 
homes that substantially alters the nature and character of the area.  A home that is located within a radius of five hundred feet (500’) 
of an area of single-family zoning substantially alters the nature and character of the area. 

3.  All distance requirements cited in this subsection shall be measured from the nearest point of the existing home or area of single-
family zoning to the nearest point of the proposed home. 

4. All sites for group homes shall contain requisite infrastructure including potable water, adequate surface water management, 
approved system of wastewater disposal, and an adequate system for solid waste collection and disposal.  The sites shall also be free 
of safety hazards and all structures shall comply with City ordinances and applicable State laws including licensing and program 
requirements of the State. 
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35 Policy 3-1.4.3:  Housing for the Elderly. The City shall promote the development of housing alternatives specially designed for the 
elderly, including but not limited to adult living facilities and adult foster care homes.  Sites for elderly housing shall be approved only if such 
sites have access to the following facilities and services:  
 
1.   Serviced by potable water and wastewater systems. 
2.   Located on a paved street. 
3.  Located on sites having adequate surface water management and solid waste collection and disposal. 

 

36 Policy 3-1.4.4:  Nursing Homes.   The City shall establish adequate locations for nursing homes with appropriate zoning categories and 
where central sewer and wastewater systems are available.  

 

37 Policy 3-1.4.5:  Adequate Sites for Special Housing Needs.  The future land use map and official zoning map shall provide adequate 
locations from group homes, nursing homes, foster care facilities, and other special housing needs licensed or certified by the State of 
Florida.  Location criteria for such uses shall at minimum comply with state laws.   

 

38 OBJECTIVE 3-1.5: CONSERVE NEIGHBORHOOD QUALITY AND EXISTING HOUSING STOCK.  The useful life of existing housing stock 
shall be conserved through effective implementation of laws, ordinances, and programs directed toward preserving neighborhood quality, 
including conservation of natural and historic resources, maintenance of community facilities, and code enforcement activities. This objective 
shall be achieved through the implementation of the following policies. 

 

39 Policy 3-1.5.1: Conservation and Rehabilitation of Existing Housing.  The City shall develop a method to promote the conservation 
and rehabilitation of existing housing as a means to maintain or improve residential conditions and reduce the waste of valuable housing 
resources, particularly those serving as affordable housing. 

 

40 Policy 3-1.5.2: Maintain Active Code Enforcement.  The City shall maintain an active code enforcement program to identify housing 
accommodations and nonresidential structures that fail to comply with the minimum specification governing building construction, electrical 
facilities, water and wastewater systems, construction, fire protection, flood prevention, and housing.  Where structures fail to meet 
minimum standard specifications, the City shall duly notice the violation and stipulate conditions for bringing the structure into compliance. 

 

41 Policy 3-1.5.3: Discourage Factors Creating Blight.  The City shall avoid potential blighting influences within residential areas through 
land use planning. Where unavoidable, adverse impacts of land use transition shall be minimized through performance criteria requiring 
adequate screening, landscaping, and other design features which promote land use compatibility and appropriate land use transition. 

 

42 Policy 3-1.5.4: Supportive Facilities and Services for Quality Residential Neighborhoods. The City shall ensure that sufficient 
systems for delivery of public facilities and services supportive to a quality residential environment have been planned, designed and 
implemented where possible. Such facilities include potable water, wastewater, transportation, and drainage. A capital improvement 
program and budget predicated on continuing review and evaluation of evolving housing problems and related infrastructure issues shall be 
the principal tool for realizing this policy. 

 

43 Policy 3-1.5.5: Implementing Principles and Standards. The City shall enforce best management principles and practices that include 
standards, techniques, and strategies to guide the conservation, rehabilitation, and demolition of housing units.   

 

44 Policy 3-1.5.6: Compatibility of New Residential Development.   Winter Park shall continue to ensure compatibility of proposed 
development with adjacent and surrounding residential uses.  The City shall not permit any development that is inconsistent, in terms of 
residential unit type, lot sizes, housing size, tenure status (i.e., short-term rentals) and setbacks, with that allowed by the Winter Park 
Comprehensive Plan or the LDC.  

 

45 Policy 3-1.5.7:  Compatibility of Development.   Where the Future Land Use Map and Official Zoning Map allow both residential and 
commercial development, the City shall allow residential uses to occur with compatible nonresidential uses.    

 

46 Policy 3-1.5.8:  Monitor Housing Demolition.   The City shall annually conduct an inventory of residential construction activity resulting in 
the demolition of residential units.   As part of the inventory process, the City shall identify demolition removing affordable housing.  

 

47 Policy 3-1.5.9:  Residential Design and Development Standards.   Within one year from the effective date of the Winter Park 
Comprehensive Plan, the City shall study the public interest in residential development and design standards addressing the following: 
 
1.  Subdivisions, redevelopment, and plot plans promoting design and development compatible with neighborhood and community road 

concepts set forth in the Transportation Element. 
2. Building scale and general architectural standards to promote cohesive neighborhood character and compatible architectural 

vernacular. 

 

48 Policy 3-1.5.10: Protection of Established Neighborhoods.   The City shall formalize a process for neighborhood planning to address 
traffic, parking, infrastructure and utility needs, land use and density ranges consistent with neighborhood character, natural and historic 
features, and public facilities to serve the area.    
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49 OBJECTIVE 3-1.6:  PRESERVE RESIDENTIAL HISTORIC OR ARCHITECTURAL RESOURCES.   Neighborhood character and housing 
diversity shall be protected and enhanced by preserving residential structures determined to have historic or architectural significance to the 
City of Winter Park by the Florida Master Site File survey report entitled Architectural Survey and National Register Evaluation, which may be 
amended from time to time. 

 

50 Policy 3-1.6.1: Historical Housing Assessment and Survey. The City shall include historic housing when updating its Florida Master 
Site File survey and National Register of Historic Places evaluation report as described in the Future Land Use Element.   

 

51 Policy 3-1.6.2: Monitor Historic Preservation Activities and Demolition.   On an annual basis, the City shall review and evaluate the 
historic preservation ordinance to measure its effectiveness for protecting historic sites identified in the Florida Master Site File report.    A 
report documenting the status of historic buildings and sites shall include historic housing and shall be presented to the City Commission by 
April 1 of each year.   

 

52 Policy 3-1.6.3: Accessory Dwelling Units.  The City shall continue to support the ability for properties that have been individually 
designated to the Winter Park Register of Historic Places or properties in historic districts that have been designated to the Winter Park 
Register of Historic Places to preserve existing accessory dwelling units and to construct new accessory dwelling units.  

 

 

53 OBJECTIVE 3-1.7: RELOCATION ASSISTANCE AND HOUSING.  Winter Park shall apply uniform and equitable treatment of persons and 
businesses displaced by City programs, consistent with §421.55, FS. This objective shall be measured through the implementation of the 
following policies.  

 

54 Policy 3-1.7.1: Provide Alternative Housing Sites for Displaced Structures and Residents.   The City shall continue to enforce its 
displacement and relocation ordinance.  The City shall assist any person who is required to move from any real property as a direct result 
of the City’s acquisition of such real property for public purposes, by locating other sites and housing facilities available to them as 
replacement dwellings.  When planning the location of land acquisition for public purposes, the City shall assess the degree of 
displacement that may occur.  
 
Winter Park shall not be responsible for relocating City residents who are displaced as the result of county, state, or federal programs or 
actions. 

 

55 Policy 3-1.7.2:  Relocation Caused by Condominium Conversions or Redevelopment.  The City shall require that the applicant or 
developer providing reasonable notice to tenants that must relocated because of condominium conversions or redevelopment projects.   

 

56 OBJECTIVE 3-1.8: EVALUATION OF HOUSING ELEMENT EFFECTIVENESS. The City shall use the following policies to continually 
evaluate the effectiveness of the Housing Element.  

 

57 Policy 3-1.8.1: Review the Impact of Change Indicators on Housing Policy.  Major shifts in the magnitude, distribution, and 
characteristics of population and housing shall serve as indicators of change in various aspects of housing supply and demand.  The City 
shall annually monitor changes in condition of affordable housing units and potential historic sites through programs identified in other 
policies of this element.  The policy implications of major changes in housing supply and demand shall be evaluated on a continuing basis.  
Housing policy shall be refined as needed in order to remain responsive to changing problems and issues.  

 

58 Policy 3-1.8.2: Schedule, Budget, and Implementing Programmed Activities.  The timely scheduling, programming, budgeting, and  
implementing of housing programs  identified in this Element shall be evidence of the City's effectiveness in carrying out a systematic 
program for implementing adopted housing goals, objectives, and policies.  

 

59 Policy 3-1.8.3: Coordinate with Public and Private Sectors.  While continually implementing and evaluating the Housing Element, the 
City shall maintain a process of intergovernmental coordination as well as coordination with private sector groups interested in housing 
policy and programs.  The effectiveness of this approach shall be evaluated by the success of coordination mechanisms in resolving 
housing problems and issues. 

 

60 Policy 3-1.8.4: Achieve Effective Resolution of Housing Goals, Objectives, and Policies.  The effectiveness of the Housing Element 
shall be measured by the City's success in achieving housing goals, objectives, and policies.  The Housing Element incorporates a 
systematic planning process for identifying housing problems, issues and corrective actions. 

 

61 OBJECTIVE 3-1.9: COORDINATE HOUSING TYPE AND LOCATION WITH TRANSPORTATION PROGRAMS AND PLANS.   Land use and 
transportation planning shall be coordinated to assure that affordable housing, higher density housing, and housing for special groups are 
accessible to future public transportation programs or transit systems. 

 

62 Policy 3-1.9.1: Develop a Transportation Corridor Residential Plan which is linked to the Transportation Element.  The City shall 
develop a Transportation Corridor Residential Plan which seeks to expand residential uses along the major transportation corridors in the 
city and make them accessible to the region’s public transportation linkages. Affordable housing, housing for special groups, and higher 
density residential development shall be encouraged to locate along or within a quarter mile of roadways served or likely to be served by 
bus transit systems.   The standards and criteria in the Future Land Use Element shall be enforced to assure compatibility between residential 
and non-residential land uses.    

 



No. Existing Housing Element Comments 

63 Policy 3-1.9.2:  Transportation Programs.  The City shall make available information and brochures regarding any transportation 
assistance programs available to the elderly, disabled, or transportation-disadvantaged.  

 

64 Policy 3-1.9.3:  Integration of Residential Design with Transportation Plans.  Residential development and design shall be compatible 
in scale, type and density to adjacent roadway functional classifications.   
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Executive Summary 

Since its founding, the City of Winter Park has continually attracted growth due, in part, to its 
strategic location in the Greater Orlando Metro area, its mild climate, its cultural and aesthetic 
appeal, and its superior quality of life. However, the city was not immune to the impacts of the 
Great Recession. Like many communities around the nation, Winter Park has struggled to regain 
jobs, lower unemployment rates, encourage the local real estate market, and maintain the qual-
ity of service to its citizens.   

By most measures, the city is on the road to recovery, but regional, national and global factors 
continue to hold back the health of some economic sectors. Given these conditions, the city 
has been taking steps to reinforce its economic position in an increasingly competitive post-
recession environment. One of these measures consisted in retaining WRT, a national planning 
and design firm, to review the effect of the city’s current comprehensive plan and Land Devel-
opment Code (LDC) on economic development, and to make recommendations for changes to 
both document which may be necessary to increase their effectiveness in maintaining the eco-
nomic vitality of the city.  WRT’s analysis and recommendations are the subject of this report. 

WRT designed a simple approach and methodology to complete the assignment within a short 
timeframe. The major steps of the process comprise: 
• A project kickoff during which WRT conducted interviews with various stakeholders and 

interested parties. In total, WRT conducted sixteen interviews with twenty-two individuals. 
• A Comprehensive Plan, LDC, and Economic Development Plan review, focused on land use 

patterns and development regulations which might impact economic development in the 
city. The review was not a complete evaluation and appraisal of the plan, but a strategic 
examination of “hot button” issues that may impede the city’s economic recovery.

• Preparation of a draft document for review in a public meeting with staff, the Planning and 
Zoning Commission (P&Z), and the Economic Development Advisory Board (EDAB).  Feed-
back received during and after this meeting was used to prepare this report.   

While a wide range of opinions and issues were identified through the stakeholder interviews 
and technical review, the issues were found to be categorizable into two major “types” or 
groupings:   

1. Core Issues which transcend the specifics of content of the comprehensive plan and LDC and 
which, without resolution, will continue to afflict the city, including: 
• Lack of Agreement on the Role and Purpose of the Comprehensive Plan versus the Land 

Development Code
• Absence of a Shared Consensus on Community Vision
• Perceived Conflict between the Notions of Growth and Preservation
• Using a “One-Size Fits All” Approach
• Disagreement on Adopting a Traditional versus Form-Based Zoning Approach
• Lack of Clear Long-Term Economic Development Goals in the Comprehensive Plan
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2. Specific Policy and Regulatory Issues which emerged from discussions from the stakeholders 
as well as from the technical review of the policy and regulatory documents and a review of the 
current statutes, including: 

• Not Discouraging the Proliferation of Sprawl according to revised indicators of Chapter 163, 
F.S.

• Impact of Concurrency Requirements which are no longer required by Chapter 163, F.S.
• Impact of the Definition of Floor Area Ratio (FAR) on the ability to provide off-street parking 

in areas in need of revitalization
• Burden of Combined Density and Floor Area Ratio Requirements on the ability to create 

mixed use development in areas in need of revitalization
• Inconsistency in the Definition and Application of Building Height
• Inconsistency in the Application of Planned Unit Residential Development
• Limitations of Current Planned Development Districts on opportunities for creative redevel-

opment and mixed use in areas in need of revitalization
• Burden of the Parking Lot (PL) Zoning District

The last section of this report offers recommendations (in some cases alternatives) to address 
these issues.  As immediate next steps, WRT recommends the following:

1. Develop a strategy for the Planning and Zoning Commission and the Economic Development 
Advisory Board to coordinate and work together on an ongoing basis on issues related to 
the impact of specific  comprehensive plan policies and land development code regulations 
on economic development in the city. 

2. Develop a methodology for conducting a (9- to 12-month long) city-wide visioning process, 
with ample opportunities for meaningful public input.  It is important having a community 
vision statement as the cornerstone of a comprehensive plan because the vision represents 
the consensus of the citizens. At a minimum, the outcome of this process should be a con-
sensus vision statement that reflects broad consensus on values, aspirations and priorities 
for the future.  Ideally, the process should also include a strategic analysis of existing con-
ditions and trends to identify areas where those conditions and trends diverge from the 
consensus vision.

3. Given the significant changes introduced by the legislature in 2011, initiate a review of the 
comprehensive plan against the revised requirements of Chapter 163, F.S., to identify all 
areas of inconsistency and determine the need to update the plan prior to the state’s 2016 
deadline. Take advantage of this opportunity to remove extraneous and duplicative regula-
tory wording from the comprehensive plan in order to establish the statutory distinction 
between the plan and its implementing regulations.  Consider incorporating new historic 
preservation and economic development elements and strategies in the plan.
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1. Background

Since its planning and incorporation in the 1880’s as a winter resort town for northerners, the 
City of Winter Park has been renowned as a well-designed and fiscally prosperous community.  
The city has continually attracted growth due, in part, to its strategic location in the Greater 
Orlando Metro area, its mild climate, its cultural and aesthetic appeal, and its superior quality of 
life. 

Between 2000 and 2012 alone, the city’s population increased by about 22 percent to 28,924 
people, according to U.S. Census Bureau estimates.  The city’s well-educated work force appeals 
to higher-wage employers ―such as those in the professional, scientific, and technical services; 
finance and insurance; real estate; and healthcare industries— creating higher levels of income 
than those of Orange County and the state of Florida as a whole. According to the U.S. Census 
Bureau, Winter Park’s median household income (2007-2011) was $57,432, compared to Or-
ange County’s $49,731 and Florida’s $47,827 11. 

However, the City of Winter Park was not immune to the impacts of the Great Recession. Since 
2007, the city has struggled to curtail the combined effect of high living costs, job loss and un-
employment, the limits of its service economy, and sluggish home sales, new construction and 
redevelopment.  

While historically the cost of living index for the city has been higher than the nation’s and the 
state’s, particularly as it relates to housing costs ( as of 2010, 15 and 24 percent above, re-
spectively), during the recession years the rate of income and family purchasing power growth 
slowed down as jobs were lost. 

Unemployment peaked at 9.1 percent in 
late 2009 to early 2010 (dropping to 7.4 
percent by August 2012). 

The percent of individuals living below the 
poverty line in Winter Park increased by 
more than 4 percent (to 12.5 percent) dur-
ing the recession, although that number 
has also gone down again since to pre-
recession levels.  

Residential building permits issued per year by the city went from a high of 137 in 2005 down to 
16 in 2009; the numbers are slowly inching up, with 30 permits issued in 2011.

 
1 U.S. Census Bureau, http://quickfacts.census.gov/qfd/states/12/1278300.html; City Data, http://www.city-data.
com/city/Winter-Park-Florida.html#ixzz2YYHmQW8Q; Area Vibes, http://www.areavibes.com/winter+park-fl/em-
ployment/ 

Winter Park - Unemployment by Year, 2000-2012 (%)
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By most measures, the city is now on the road to recovery.  According to the City of Winter Park 
2012 Economic Development Plan Update, “Winter Park tends to lead the region in overall indi-
cators with unemployment still significantly below the State average and vacancy rates for retail 
and office properties at the lowest level of any commercial district in the surrounding area.”  In 
June 2013, Bay News 9 reported that, “[f]or the first time in more than 20 years Park Avenue is 
completely rented out,” 2 confirming a positive economic trend. 

2  Schipper, Joel. “Winter Park Avenue sees resurgence.” Bay News 9, June 21, 2013. http://www.baynews9.com/
content/news/baynews9/news/article.html/content/news/articles/cfn/2.html 

As of June of 2013, it is reported that Park Avenue is completely rented out



Page 7

Despite these encouraging signs, the Economic Development Plan Update cautions that the 
climb to full recovery will continue to be slow due to the influence of regional, national and 
international factors related to job creation, tourism and investment.  It is because of these fac-
tors that Winter Park’s “job totals remain 5,000 below 2006 highs,” and “[t]he office market still 
remains the weakest sector in the region,” according to the Economic Development Plan Update 
report.  

Given these conditions, how will Winter Park continue to leverage its many assets to maintain 
and strengthen its economic position in an increasingly competitive post-recession environ-
ment? How will the city cope with evolving real estate market conditions and preferences to 
keep attracting jobs, quality development, and the kind of growth that will help the city con-
tinue to renew itself without losing its essence?

To address such weighty questions, the city has taken several important steps in the past few 
years, among them: 

• In 2011, the city’s Economic Development/CRA Department and Economic Development 
Advisory Board completed and started implementing an economic development plan.  The 
plan outlines a five-pronged approach:

o Promote Development and Grow the Tax Base
o Promote and Enhance Community Character & Livability
o Engage in Economic Gardening
o Target and Grow Business Clusters
o Achieve Strategic Partnerships

• In January 2013, the City Commission adopted a resolution (No. 2119-13) supporting Central 
Florida’s “Open for Business” initiative, which promotes a business-friendly climate, great 
service, job creation and business investment through the streamlining of development 
permitting processes. 

• In February 2013, planning and design firm WRT was retained to review the city’s cur-
rent comprehensive plan and Land Development Code in order to understand the effect of 
these policies and regulations on economic development, and to make recommendations 
for changes to both document which may be necessary to increase their effectiveness in 
maintaining the economic vitality of the city.  WRT’s analysis and recommendations are the 
subject of this report. 

2. Overview of Process

With a short timeframe to complete the assignment, WRT designed a simple approach and 
methodology with the input of the city’s CRA and Economic Development and Planning and 
Zoning Department directors. The process consists of the following six steps: 
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A. Project Kickoff
This step consisted of a 2-day visit which was used to conduct an organizational meeting with 
staff; a brief tour to of the city to become more familiar with its functional structure and to 
identify those areas where economic development efforts are (or should be) focused; to get in-
troduced to the City Commission; and to hold small group or individual interviews with various 
stakeholders and interested parties. 

The interviews included elected officials, appointed board members, employers, property and 
business owners, civic organizations, and representatives from the development community 
(developers, realtors, builders, architects, etc.) and ultimately extended beyond the initial 2-day 
visit to encompass an additional day-trip and some telephone interviews. 

In total, WRT conducted sixteen 1 to 1.5 hour interviews with twenty-two individuals over three 
days. Key policy and regulatory issues identified by the interviewees are characterized later in 
another section of this report.

B. Comprehensive Plan and LDC Review
In this step, WRT examined elements of the 2009 Comprehensive Plan (referred hereinafter as 
the comprehensive plan) regarding land use patterns and development regulations which might 
impact economic development in the city. The review focused on the Future Land Use, Trans-
portation, Housing, and Parks and Recreation elements of the comprehensive plan. 

WRT’s review is not intended as a complete evaluation and appraisal of the plan, which the city 
does not have to address for several years.  Instead, WRT’s strategic focus enables the city to 
take action now on specific “hot button” issues as necessary to sustain and reinforce the eco-
nomic development recovery, while providing a transitional step to the completion of a poten-
tial comprehensive plan evaluation and appraisal review in 2016-2017. 

Because the current plan was found in compliance well before the sweeping statutory changes 
to Chapter 163, Part II, Florida Statutes (F.S.) which were adopted in 2011 by the legislature, the 
City of Winter Park likely will, by the state’s determination due date of early 2016, determine 
that a need exists to amend the plan to reflect those changes.  While WRT did not methodically 
evaluate the plan’s elements in the context of Chapter 163, we did take recent changes into con-
sideration to prevent the potential creation of conflicts with the amended statutes.

WRT also studied Chapter 58 (Land Development Code) of the Winter Park Code of Ordinances, 
with special attention to Articles I-III as they relate to the topics and issues referenced above, as 
well as the City’s 2011 Economic Development Plan and “Year 2” (2012) update. 

Finally, a variety of supplementary plan reports and studies were collected and reviewed to gain 
additional perspective, including the City’s 1991 Comprehensive Plan; Resident Survey results 
from 2004-2008; Central Business District Façade Design Guidelines; Morse Boulevard Façade 
Design Guidelines; West Fairbanks Design Standards; Urban Land Institute’s 2012 Technical As-
sistance Panel study on West Fairbanks Avenue; 2013 Parking Study by BASE Consultant’s P.A; 
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and many others. A complete list of documents collected and reviewed is included in the Ap-
pendix.

C. Draft Report
Based on the analysis of the previously referenced documents and stakeholder input, a draft 
report (this document) was prepared to summarize WRT’s findings with regards to weaknesses 
and potential impediments to economic development that are contained in the present Com-
prehensive Plan and Land Development Code (Chapter 58). The report also recommends ap-
proaches for correcting these issues based on based practices and direct experience of the 
consultant. 

D. Draft Report Public Presentation
WRT presented the draft results of the analysis to Planning and Zoning Commission (P&Z), the 
Economic Development Advisory Board (EDAB) and the community in a public meeting. This 
joint meeting included an extensive question and answer and board discussion period.   

E. Final Report
WRT made refinements to the draft report based on feedback received from staff, the P&Z,  and 
the EDAB during the public presentation, in preparation for a final report submittal.  

F. Final Presentation
WRT will present its final recommendations at a City Commission workshop.

3. Overview of Policy and Regulatory Documents

City of Winter Park Comprehensive Plan
The current comprehensive plan was adopted in February of 2009 (Ordinance No. 2762-09), 
and received a finding of compliance from the former Florida Department of Community Af-
fairs in May of 2009.  Amendments to the Future Land Use and Intergovernmental Coordination 
Elements were adopted in October 2010. The Capital Improvements Element was amended in 
September 2011. 

From WRT’s examination, the plan appears to follow statutory changes to Chapter 163, Part 
II, F.S. up to the year 2007 but not those introduced in 2008 (many of which were, in any case, 
modified or repealed in 2011).  The document includes the following elements: 

1. Future Land Use
2. Transportation
3. Housing
4. Public Facilities
5. Conservation
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6. Recreation and Open Space
7. Intergovernmental Coordination
8. Capital Improvements
9. School Facilities

The current plan does not include any of the optional elements which were previously autho-
rized in Chapter 163. Given the community’s concern with issues of community design and 
historic preservation, the absence of plan elements devoted to those topics was somewhat un-
expected, although related policies are woven into the required elements and complementary 
plans and studies exist to address these matters.   

It is not known whether the city submitted an evaluation and appraisal report as the foundation 
for the 2009 amendments.  In 2007, the city had submitted an amendment to its previous com-
prehensive plan (adopted through Ordinance No. 2720-07), which the state planning agency 
found not in compliance. 

City of Winter Park Land Development Code
The Land Development Code (LDC) is contained in Chapter 58 of the city’s Code of Ordinances. 
The LDC, adopted wholesale in 1998 , has been amended and updated piecemeal over time to 
meet changing needs and to maintain consistency with the goals, objectives and policies the 
Comprehensive Plan. 

The approval of property rezonings has been the most common means to amend the LDC. Be-
tween January and June of 2013, fourteen such amendments were adopted by ordinance. 

City of Winter Park Economic Development Plan
The city’s Economic Development Department completed a short-term (3-year) economic de-
velopment plan in July 2011, with involvement from the Economic Development Advisory Board 
and input from local residents and various stakeholders. 

A cluster analysis was prepared to validate community input throughout the planning process. 
The cluster analysis identifies seven business clusters as areas that the city wishes to target 
(most of them exist in Winter Park already). Similarly, a SWOT analysis was performed to assess 
the city’s competitive strengths, weaknesses, opportunities and threats. Many of the weakness-
es and threats are directly or indirectly connected to the city’s ability to attract development 
and growth.

“WEAKNESSES
1. Limited land development opportunities
Due to our geographic location, Winter Park has a very limited inventory of available land 
and buildings for sale or for lease. Properties that are available are not maintained in a data-
base for easy sharing.
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2. Inefficient business permitting and development process
The City’s business climate is favorable, however the permitting and plan check process has 
been rated unfavorable by many business customers. Departments must collaborate with 
businesses to resolve challenges and capitalize on opportunities.

3. Regional perception
Winter Park is seen by many as a great place to live, but possibly difficult to do business in. 
Unpredictable business and development environment, politicization of development pro-
cess, and perceived slow and difficult city decision-making are some of the factors that have 
contributed to this concern.

4. Lack of economic vision
Winter Park does not have an adopted economic development vision and strategy. The city is 
not capitalizing their ability to attract, grow and retain businesses through the development 
of an economic development plan.”

“THREATS
1. Unhealthy regional economy
The local economy continues to improve, however the Central Florida region is still suffering 
from high unemployment, above average number of foreclosures, and low national tourist 
numbers.

2. Lack of economic development community consensus
Winter Park does not have a consensus on growth. There is a need to define the differences 
between economic and population growth.

3. Regional economic development competition
Due to the recent economic crisis, most surrounding cities have developed and implemented 
economic development measures in order to attract businesses and increase their tax base”.

Many of these same issues were raised in stakeholder interviews conducted by WRT for this 
analysis. 

The 2011 Economic Development Plan seeks to resolve Weakness #4 by establishing an econom-
ic development mission, “[t]o promote a diverse, sustainable, and proactive economic environ-
ment that incorporates all elements of the City’s identity, focused on community, culture, and 
commerce,” and corresponding goal, objectives and implementation strategies. However, these 
policies have not been integrated into the 2009 Comprehensive Plan and do not connect directly 
to the Future Land Use Element or the Land Development Code.
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Table 1.  City of Winter Park’s 2011 Economic Development Plan Objectives and Strategies
Source: City of Winter Park 2011 Economic Development Plan

  
Year to year priority actions and funding for implementation are identified in the plan. Progress 
tracking is being performed by the Economic Development Department.  The first implementa-
tion report was completed in July 2012. During the first year, the city was successful in launching 
and completing a majority of the identified Year 1 Action Steps, including: engagement of a ULI 
Technical Assistance Panel to develop study for W. Fairbanks Ave.; execution of a land swap for 
the state office building; completion of an analysis of workforce/affordable housing; develop-
ment of a commercial real estate inventory; and launching of an economic development web-
site.

4.	 Identification	and	Analysis	of	Key	Issues

As part of its kickoff activities, WRT conducted 16 in-person and phone interviews with 22 indi-
viduals or groups which represent a variety of community stakeholders.  The primary purpose 
of the interviews was to provide insight into the range of local perspectives, opinions, concerns 
and expectations. 

This initial scan of community perceptions and concerns complements WRT’s review of the 
2009 Comprehensive Plan and Land Development Code, and it is particularly useful in identifying 



Page 13

issues seen as most important by the community. It is also helpful in recognizing conflicts and 
the potential challenges to a successful process. 

A summary account of key issues identified through the stakeholder interviews and WRT’s docu-
ment review is provided below.  To respect the candor of the interview participants, this sum-
mary does not quote specific individuals. 

The range of opinions is wide and in some cases, starkly divergent. Even in cases where partici-
pants share concern about an issue, their reasons are often in conflict.  However, for purposes 
of the analysis, the issues were found to be categorizable into two major “types” or groupings:   
overarching issues, and specific policy and regulation issues.  

It is important to highlight that despite the array of expressed perceptions and concerns, a 
common thread came through clearly in literally every interview: the participants’ strong love 
of community and sense of place. These sentiments may not seem uncommon: denizens of 
almost every community feel that their hometown is special. However, Winter Park residents 
(whether natives, recent or long-term transplants) share an exceptional awareness of and fierce 
appreciation for their community’s uniqueness.  

Core Issues and Problems

1)   Disagreement in Understanding of the Role and Purpose of the Comprehensive Plan 
The City of Winter Park 2009 Comprehensive Plan is not unconventional in its organization or 
types of content, but it is unusual in its highly detailed regulatory nature and style. For example, 
without going farther than the second page of the Future Land Use Element, Policy 1-1.1.2 
states:

“…Design criteria shall also address screening unsightly structures and appurtenances, 
maintaining varied rooflines and fenestration (i.e. character and interrelationships of façade 
design components including windows, dormers, entryways, and roof design), and facade 
and entryway landscaping. The City shall reserve the authority to require applicants for large 
scale development or redevelopment to submit engineered three-dimensional model, virtual 
computer images, or other satisfactory evidence that provides a realistic measure of building 
mass, scale, access to sunlight (i.e. shadow analysis), and relationships to surroundings.”

This language is very specific and prescriptive, to the point that potential submittal require-
ments for “applicants” are laid out.  Such phrasing is better suited to the Land Development 
Code.    

Similar phrasing appears in other policies and in fact some of it might actually come from a 
zoning code or land development regulation. For example, Policy 1-3.2.6: Planned Development 



Page 14

Land Use states, after spelling out a list of standards for new planned developments: “…[t]he 
objective of these development codes is to provide meaningful guidance…”  (emphasis added)

Many interviewees’ opinions concurred that the current comprehensive plan replicates (or in 
some cases contradict) a number of “regulations” from the Land Development Code, though 
others maintained the necessity to memorialize these regulations as policies and standards in 
the plan, with the aim to give the regulations more “teeth.” However, if the regulations are ap-
propriately established, then there should be no need for them to be duplicated in the compre-
hensive plan.

2)  Absence of a Shared Consensus on Community Vision 
The 2009 Comprehensive Plan does not include a “community vision,” which was encouraged in 
language introduced into Chapter 163 in 2005. Most of the interviewed stakeholders concede 
that no community vision exists, although several partial or focused visioning efforts have been 
conducted in the past. The results have been mixed for various reasons. 

Some of WRT’s interviewees doubted the likelihood of ever arriving at a consensus vision, due 
to perceptions that differences of opinion in the community run too deep. WRT does not share 
this worry.  However, we view the lack of a collective community vision as one of the fundamen-
tal causes of conflict over the comprehensive plan. 

Perhaps the closest to a “vision statement” that can be found in the current plan can be found 
in the following two sections of the Future Land Use Element:

“GOAL 1-1: MAINTAIN INDIVIDUAL IDENTITY, CHARACTER, NATURAL ENVIRONMENT, AND 
SOCIO-ECONOMIC AND ETHNIC DIVERSITY. […]Although Winter Park lies within a rapidly ur-
banizing metropolitan area, the City will maintain its individual identity and character by al-
lowing new growth and redevelopment which (i) enhances the City’s attractive environment; 
(ii) preserves the City’s economic, socio-economic and ethnic diversity; (iii) strengthens the 
City’s excellence, character and reputation by promoting quality infill development conducive 

Illustrative Comments
• “There is an inconsistency between the height limit for stories in the business district and 

the current floor area ratio. Also, private parking garages began to be included in FAR in 
this version of the plan. Do floor area ratios even have to be in the comprehensive plan to 
begin with?” 

• “We need a plan that calls us to greatness. Instead this plan is packed full of minutiae, 
things that most other cities don’t have. It needs to be a living, breathing document and 
instead it wants to be static.”

•  “Everything that is in this plan has a good reason for being there.”
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to the most efficient provision of services; and (iv) protects the City’s natural resources and 
environmental assets.”

“Policy 1-1.1.2: Maintain ‘Village’ Character. The City shall strive to maintain the overall 
low-density ‘village character’ of Winter Park consistent with the Future Land Use Map. 
When exercising the authority of the ‘conditional approval’ process, and the variance pro-
cess, the ‘village character’ shall be preserved. […}The desire is to achieve a beautiful, pleas-
ant, principally village scale pedestrian orientated community by fostering and encouraging 
good design, pedestrian connectivity, landscaping and buffering, harmonious building colors, 
materials and signage, outdoor lighting photometrics, and good proportional relationships in 
design of building mass and scale.”

This vision, while valid for particular districts, does not appear to acknowledge other sectors of 
the city which due to configurational and/or functional factors may never fully conform to this 
image, such as West Fairbanks Avenue, East Aloma Avenue, or the U.S. 17-92/Orlando Avenue 
corridor. 

The city’s previous comprehensive plan, which dates back to 1991, went farther in laying out an 
overall vision of a “future Winter Park,” as well as individual visions for various districts through-
out the city, referred to as “land use study areas.”  

Major corridors and gateways into the city are very different from Park Avenue in design and function and 
should be treated accordingly
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3)  Perceived Conflict between the Notions of Growth and Preservation
While every interviewee agrees that the city’s history and design character are crucial to its 
sustained economic development and celebrated quality of life, some see an inconsistency be-
tween the notions of growth and historic preservation. This discrepancy is at the core of many 
of the other issues raised in this process. Growth is seen as equated with change, and change 
may be seen as negative, especially related to the preservation of community character.  

Illustrative Comments
• “There is no true vision in the city except for Park Avenue, which is “don’t do anything” 

there.”

• “In our comp plan here, we have less vision and more regulations.”

• “The community may never get to a consensus on a single vision, even though the goals 
are not as different or wide apart as the factions think.”

The goals of historic preservation, economic development, and community growth are not incompatible, 
and can be harmonized in the community’s regulatory framework. In fact, over-regulation often can hinder 
investment in preservation
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4)  “One-Size Fits All” Approach
The City of Winter Park is composed of a variety of distinct “districts,” each with its own unique 
character and needs. In the comprehensive plan, these are identified as “planning areas,” 
though there should be a finer grain analysis of such districts than this assignment can provide. 
The plan policies and implementing regulations should reflect and celebrate the differences 
between these areas, while placing each in context of an overall city vision. 

While there are various existing and proposed studies, plans and guidelines for specific areas 
and corridors such as Fairbanks Avenue, Lee, Denning and Aloma, these other plans are not 
referenced in policy or integrated into the fabric of the plan. 

On the contrary, the wording of some existing policies seems to negate the character distinc-
tions between, for example, Park Avenue and other various commercial districts in the city. For 
example:

“Policy 1-3.2.1: Enhance the Ambiance and Quality of Winter Park’s Wide Ranging Business 
Climate…In order to maintain the city’s village character, in any new planned development 
project, single tenant retail developments over 65,000 square feet are not permitted.” (em-
phasis added)

Illustrative Comments
• “There is…a tension perceived here between having a community where our children can 

find a job – can stay here – and the community we all love. But we must find a balance 
between a reasonable amount of economic development and opportunity, and retaining 
the good things that have made Winter Park special.”

• “The plan needs to pay homage to the past but with an eye to the future.”

• “Our dilemma is, how can we encourage “modern” things and serve new demographics 
without destroying the essence of Winter Park?”

• “I remember this town the way it used to be and love it as much now as I loved it then. 
But change is inevitable and as a matter of economic health, it is desirable and necessary. 
The comprehensive plan should not be used as a tool to prohibit change.”

• “History is important and we want to memorialize it but not to the point that we get stuck 
there.”

• “The job is to figure out how to protect those things we hold dear. Nobody wants to inhibit 
economic growth as long as economic growth complements heritage tourism.”
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5)  Traditional versus Form-Based Zoning
The stakeholder interviews indicate that disagreement exists within the community as to 
whether the city’s primary policy and regulatory focus should be on land use control, develop-
ment performance, or building form – or all three.  This difference is reflected in a somewhat 
inconsistent approach to zoning.  

The comprehensive plan and the LDC mostly embrace the Euclidean perspective on the regula-
tion of development. Euclidean zoning has traditionally focused on controlling land use and bulk 
through a variety of dimensional parameters (e.g., FAR, density, building height limits, setbacks, 
parking ratios, etc.).  An exhaustive effort is made in the comprehensive plan and LDC to appro-
priately separate and prohibit land uses to prevent land use incompatibilities, and to regulate 
the density and intensity of development to prevent negative impacts (traffic generation, visual 
impacts, etc.). 

At the same time, both documents also attempt to regulate form and scale to prevent “charac-
ter” incompatibilities through a long list of tools that includes “setbacks, height limits, lot cover-
age restrictions and impervious coverage restrictions, floor area ration [sic], limiting wall heights 
at side yard setbacks, reducing heights along sensitive edges, second floor step backs on front 
and side, establishing maximum wall plane lengths that reflect the traditional width of buildings 
along the street, roof pitches, and alignment of front setbacks.” (Policy 1-3.6.1)

The community has shown an affinity for the form-based approach, and indeed for many resi-
dents the greatest concern revolves around building form (particularly regarding the CBD): How 
does a building appear from the street? How does it interface with the public realm and its sur-
roundings? 

This concern about form has even made it into the comprehensive plan. Policy 1-3.8.8 compels 
the city to “[i]nvestigate…the application of a form based code to more effectively provide for 
the review of development in accordance with the policies of this Comprehensive Plan.”  A suc-
cessful implementation of this policy is not substantiated by the city’s recent history of experi-
mentation with the form-based codes. Winter Park has conducted a variety of form-based plan-

Illustrative Comments
• “Everybody cares about and cherishes the character of Winter Park but one size can’t fit all 

here, each area is different and should be treated differently.”  

• “Protecting Park Avenue is great, but Fairbanks and Aloma are not Park Avenue! Other 
parts of the city need to change.”

• “Everything in this city lives and breathes around Park Avenue, but you have at least two 
Winter Parks, –a core which embodies…how people see or want to see Winter Park, and 
“the rest,” this other area many want to ignore. Each area has different needs, but the 
same thought process seems to be applied everywhere.”



Page 19

ning efforts and considered adopting a form-based. Ultimately a lack of action and even some 
backlash against such efforts demonstrates the community’s indecision regarding the most 
appropriate regulatory approach for Winter Park.

6)  Lack of Integration between the City’s Economic Development Goals and the Comprehensive 
Plan  
The current plan does not include an economic development element, although economic de-
velopment objectives and policies are included into the Future Land Use element (e.g., Objec-
tive 1-3.2).  The Economic Development Department completed a strategic 3-year Economic 
Development Plan in 2011 which contains the city’s economic development mission, goals and 
strategic objectives. These goals and objectives are in various stages of implementation, but are 
part of a short-term strategy and were never integrated into the comprehensive plan.  

Source: http://switchboard.nrdc.org/blogs/kbenfield/miami_21_leads_
the_way_on_zoni.html

Illustrative Comments
• ‘New Urbanism failed in Winter Park because of lack of agreement on a vision for anything 

beyond Park Avenue. Whenever anyone talks about a vision, the conversation instantly 
turns to Park Avenue or Hannibal Square, nobody talks about other parts of the city.”

• “The New Urbanists were trying to drop Park Avenue onto West Fairbanks, and it doesn’t 
work.”

• “Winter Park doesn’t need that model, we already have that model occurring naturally on 
Park Avenue.”

Illustrative Comments
• “The economic development plan does not relate to comprehensive plan and it should. 

Our tax base is relying more and more on our residents.”

• “The Economic Development Plan has been only partially implemented because the city 
does not have resources to tackle all of it.”
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7)  Clarifying the Purpose of the Land Development Code
There is concurrence among most of the interviewees that the purpose of some, perhaps many 
regulations included in the LDC is unclear. From the policy perspective, the purpose of the LDC 
is to carry out the city’s comprehensive plan by regulating specific land activities. If the compre-
hensive plan is, essentially, the “what we want to do” of the community, the LDC is the “how we 
are going to do it.”  

Specific Policy and Regulatory Issues  
The following is a list of issues raised during the interviews and also identified by WRT as the key 
regulatory problems.

8)  Discouraging the Proliferation of Sprawl 
Winter Park is nearly built out and surrounded by other municipalities and jurisdictions of 
varying urban and suburban character.  As a mature, self-contained community, the city is in an 
optimal situation to fulfill the statutory requirements of Chapter 163, F.S. (§163.3177(6)(a)) to 
discourage the proliferation of sprawl.  The comprehensive plan does in fact complies with the 
2008 version of Chapter 163, F.S. through Objective 1-3.16. 

However, in 2011, a revised definition of “urban sprawl” is adopted into Chapter 163, which re-
introduces, with minor revisions, a series of primary indicators that a plan or a plan amendment 
must meet to demonstrate that it does not discourage the proliferation of urban sprawl. One 
of those indicators is that the plan should not “discourage or inhibit infill development or the 
redevelopment of existing neighborhoods and communities.” (§163.3177(6)(a) 10).  

9)  Concurrency
The comprehensive plan follows the 2008 concurrency requirements of Chapter 163. The Land 
Development Code (Chapter 58) incorporates the language of Ordinance No. 2788-09, §1, 11-
23-09, encompassing the city’s concurrency management regulations (Article II). 

In 2012, the legislature deleted transportation, parks and recreation, and schools from the list 
of public facilities and services that are subject to the concurrency requirement on a statewide 
basis. (§163.3180(1)). The premise of concurrency is shifted away from an emphasis on public 
facilities being available concurrent with development to their being provided so as to achieve 
and maintain the adopted level of service standards. This creates an opportunity for the city to 
decide whether to opt out of concurrency regarding those three types of public facilities while 
considering to replace the current concurrency system with something different, more tailored 
and better suited to the city’s mobility and economic development needs. 

The number of communities that are opting out of one or more of these requirements has been 
rising since 2012.  
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In the area of transportation, at least thirteen county or municipal governments have chosen 
to repeal their plans’ transportation concurrency requirement.  BikeWalkLee (a coalition work-
ing to complete the streets of Lee County) published a research paper in 2012, researching the 
state of the art around Florida for communities that have rescinded their transportation concur-
rency. 3  The paper documents the status of eight communities and their decision to opt out. 
The local communities consulted saw many advantages to repealing concurrency and few, if any, 
disadvantages. The tools that they are replacing concurrency with ranges from mobility fees, 
developer agreements, impact fees, phasing in a replacement system, or nothing. 

In the area of parks and recreation, the issue is whether the adopted level of service (LOS) stan-
dard is reasonable, given land and fiscal constraints on the city’s ability to procure additional 
park land to maintain the current LOS. Today, the city has an adopted LOS standard of 10 acres 
per 1,000 persons.  In a review of twenty communities in Central Florida and around the state, 
only one was found to have a higher LOS than Winter Park, and most were significantly lower 
(Table 2). 

The population of Winter Park is served by 296.45 acres of park land. Although land-locked 
(with the exception of its planned annexation areas) Winter Park will continue to grow in popu-
lation. The city is projected to grow by about 5,500 people by 2028, requiring 345 acres of park 
land to meet the adopted standard.  Therefore, by 2028 the city could experience a deficit 
of nearly 49 acres.  At current land prices, acquiring additional park land could cost the city 
$36,750,000 plus operation and maintenance costs.

3  BikeWalkLee: Moving beyond Transportation Concurrency: A Path Forward for Lee County.  November 12, 2012

Given projected population growth, the city could experience a deficity of approximately 49 acres of park land 
by the year 2028
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Table 2. Comparison of Park and Recreation Level of Service in Various Florida Communities

Community
Location (FL 
County)

Population 
(2012 Estimate, 

US Census 
Bureau)

Adopted Park and Recreation LOS
Comprehensive Plan Date 
(adoption or amendment)

Apopka Orange  44,474  3.0 ac of total park land per 1,000 residents 2011

DeBary Volusia 19,319  4.0 acres of total park land per 1,000 
residents

EAR‐Based Amendments, 
2010

Key Biscayne Miami Dade 12,792  2.5 ac of total park land per 1,000 residents
EAR‐Based Amendments, 

2012

 4.0 ac of total park land per 1,000 residents 

 additional LOS for certain facility types
Lake Mary Orange 14,574  N/A N/A

Manatee/
Sarasota

 0.2 ac of mini‐parks per 1,000 residents
 3.5 acres of neighborhood and community 
park land per 1,000 residents

Maitland Orange 16,337
 2.5 ac of neighborhood park land and 2.5 ac 
of community park land per 1,000 residents

2010

 2 ac of community park land and 
conservation areas 
 1 ac of neighborhood, linear and mini‐parks 
per 1,000 population, plus 

Ocoee Orange 38,354  4 ac of total park land per 1,000 residents 2002

 2 ac of neighborhood park land per 1,000 
population

2010

 10 ac of community park land per 1,000 
population 

City may utilize State and 
County park lands and trails 
that are located within the 

City’s jurisdictional 
boundaries. 

 LOS for specific facility types
JPA with Seminole for 

possible annexation of over 
9,000 ac

EAR‐Based Amendments, 
2008. Latest amendment, 

2011

Only two of the four major 
recreation areas within the 
Town are fully under the 
jurisdiction of the town 

itself

Winter Garden Orange 37,063  5 ac of total park land per 1,000 residents 2010

Winter Park Orange 28,924  10.0 ac of total park land per 1,000 
residents

2009

 8 ac of total park land per 1,000 residents, 
including open space

 4 ac open space per 1,000 residents 
(defined as  “undeveloped lands suitable for 
passive recreation or conservation”)

EAR‐Based Amendments 
adopted between 9/2009 

and 1/2013

Palm Beach Palm Beach 8,532
 6 ac of total park land per 1,000 population 
for peak seasonal population

Winter Springs Seminole 33,540

Naples Collier 20,115
EAR‐Based Amendments, 

2007

Oviedo Seminole 35,291

Longboat Key 6,993  12 ac of public open space and recreation 
area per 1,000 peak seasonal functional 

2007

Longwood Seminole 13,751 Amendments through 2011

Lady Lake Lake 14,098 1992
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10) Definition of Floor Area Ratio (FAR) (Policy 1-2.1.4)
Policy 1-2.1.4 is written as a definition, although it is not included in the definitions section of 
the plan. The definition is very specific and narrow, going to the extreme of including methods 
for calculation in the policy. It is not standard to have this type of regulatory language included 
as a policy in the plan document. 

The definition specifies that the “floor area of private parking garages (above grade) or parking 
levels shall be counted toward the floor area ratio when such parking is provided to meet the 
parking requirements of the Land Development Code except for the top open parking level if it is 
open and uncovered.” 

Including private structured garages in the definition of FAR, while not unheard of, is unusual. 
Few communities wish to penalize the provision of on-site parking, especially in a developed 
urban district. However, it is understandable that protections may have been desired for the 
core historic districts in Winter Park. If the concern is with the appearance of bulk of structured 
parking facilities, such concerns can be resolved through the adoption of stringent form and ap-
pearance standards. 

Example of Floor Area  Ratio (FAR) Description



Page 24

11)  Density and Floor Area Ratio (Policies 1-2.1.3 and 1-2.1.4;  Future Land Use Element Table 
3; Sec. 58-95)
The purpose of applying FAR to residential is understood – curtail excessively large units and ad-
dress issues of building volume. But building height, combined with setbacks, stepbacks (where 
appropriate), building coverage and guidelines for breaking up the mass of a building should be 
effective without the need to also apply FAR. If the intent is to encourage mixed use develop-
ment in both infill and redevelopment sites, the city might wish to offer a combination of both, 
rather than one or the other, and provide clear methods for calculating the combination of 
density and floor area in mixed land uses on a single site or building.

12)  Building Heights (Policy 1-2.1.5 and Sec. 58-82).
The comprehensive plan defines building height in terms of number of stories, whereas the LDC 
defines height in terms of number of linear feet per floor.  While the plan indicates that if con-
flicts arise, the comprehensive plan polices prevail, using two measures with the same ultimate 
intent seems an unnecessary hurdle that has the potential to create conflicts and create confu-
sion as to what is achievable. 

13)  Planned Unit Residential Development (Sec. 58-70)
The comprehensive plan indicates compatibility of this land use designation with the single fam-
ily and low density residential future land use designations in the table of zoning district com-
patibility. However, PURD is only mentioned in text description of the single family residential 
designation. 

In addition, the LDC regulations relative to PURD include provisions for multi-family dwellings, 
but the comprehensive plan limits the description to single-family, zero lot line or townhouse 
development under single family residential. With these restrictions, maximum building heights 
for multi-family dwellings may be unachievable when combined with the prescribed floor area 
ratio.
 
14)  Planned Development Districts (Policies 1-2.3.6 and  1-2.3.7; Sec. 58-82 and 58-83).
Planned Development is a tool intended to provide flexibility and promote development or 
redevelopment of larger scale projects that help the community achieve specific goals. Typically, 
Planned Development districts may be created anywhere in a community for the purpose of 
permitting property to be developed with one or more uses not otherwise permitted or con-
ditional in the zoning district in which the property is located, subject to certain development 
regulations and one or more development site plans; or subject to development regulations not 
otherwise permitted in the zoning district in which the property is located. However, the Win-
ter Park comprehensive plan and LDC proactively identifies those parcels where the PD zoning 
is deemed to be appropriate, detracting from the purpose of a planned development to offer 
development flexibility and to take advantage of potential future opportunities for the benefit 
of the community. In addition, the properties that are identified in the comprehensive plan as 
suitable for PD are pre-scrutinized relative to their dimensions and development capacity. 
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Still, this land use designation and zoning category is the closest one Winter Park has to a real 
mixed use district.  Although the districts provide for different densities and intensities, it is 
unclear why the two districts could not have been combined into a single designation, providing 
a wider range of allowable densities and intensities. 

The city adopted these districts relatively recently and has not had an opportunity to test them.  
Part of the reason is likely to be that the maximum size thresholds are too low to make this tool 
attractive enough to developers. The low size threshold has the additional effect of creating an 
onerous and impractical process for developers: “The maximum property size for any PD project 
shall be three acres. For properties between three acres and six acres, only 50 percent up to a 
maximum of three acres may be used for a PD project, with the balance of the property limited 
to traditional zoning. On properties larger than six acres, there must be multiple PD projects and 
in no case shall any individual PD project encompass a site larger than three acres. For example, 
on a nine-acre site, two separate PD projects of three acres each may be permitted with the 
remaining portion of the site developed under traditional zoning. Allowable densities shall be 
based on the portion used for the PD project, not the total site area.”

For this zoning designation to fulfill its purpose and incentivize redevelopment and economic 
development opportunities, the city should consider either increasing the maximum size thresh-
old or remove the existing impediments for properties larger than 3 acres to be considered as a 
whole.

15)  Parking Lot (PL) Zoning District (Sec. 58-80)
It is highly unusual to see parking lots considered as a principal use in a citywide comprehensive 
plan, much less designated as a distinct future land use or zoning district.  Most communities 
would deem the perpetuation of surface parking lots a problem, since such lots oftentimes are 
part of a scarce inventory of infill and redevelopment opportunities in the community.   Surface 
parking lots that are ancillary uses to a principal use should not be treated separately from their 
principal use, unless there is a special circumstance (e.g., the property that serves as parking 
for a principal use is in different ownership.)  Assigning a specific zoning designation to surface 
parking lots may also create split zoning issues if lots that are part of the same ownership or 
project end up with different zoning  district. 

Other Issues 

16)  Factionalism and Mistrust
Related to other attitudes and issues, the interviews revealed a polite “us versus them” factional 
mentality infused by suspicion of the “others’” motives. Some of the comprehensive plans poli-
cies and corresponding regulations respond to this mistrust.

One example of this is the recently amended Policy 1-1.1.3 and repealed Policy 1-1.1.5 of 
the Future Land Use Element, which contained a required supermajority vote for ordinances 
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amending the comprehensive plan. This policy, introduced in 2009, was found to be in conflict 
with the city’s Charter.  

17) Development Approval/Permitting Process 
Great strides have been made to expedite procedural approvals. City staff is universally praised 
for their capability and willingness to work with the business community. However, many inter-
viewees pointed to the fact that staff is so often required to come up with highly creative solu-
tions to facilitate projects as an indication of the need for regulatory reform. 

18)  Incompatible expectations for the future image of West Fairbanks Avenue and other major 
arterial corridors 
Principal arterials that are operated by FDOT, including US 17-92 (Orlando Avenue), SR 423 (Lee 
Road), SR 426 (Fairbanks and Aloma Avenues), and SR 527 (Orange Avenue) are not well suited 
to a full pedestrian orientation due to the high traffic volumes that they carry, although multi-
modal improvements are possible and should be encouraged whenever feasible. The strategic 
corridor planning approach adopted in the Economic Development Plan offers opportunities for 
the integration of realistic engineering, urban design and land use improvements.

Illustrative Comments
• “…there are plenty of things both in the plan and the code to stop a project. But staff here 

is always working out some way to get to the finish line.”

• “The issues here have never been at the staff level; staff is very competent. But they keep 
getting hamstrung by an ever changing political environment and the policy dictates com-
ing down.”

• “The problem is that the great parts of Winter Park have not invaded the parts that we 
want them to. To me, this is in due in no small part to the stifling nature of our regulations. 
That the reverse has not happened either tells me that fears of the ruin of Park Avenue are 
questionable.”

Illustrative Comments
• “The political pendulum seems to swing every so often between pro and anti-growth fac-

tions. This might not be a problem if each faction did not try to change the plan and codes 
every time.”  

• “Common ground? There isn’t one!”

• “A lot of the plan was written with a…mindset that “we don’t trust the voters to elect 
smart people to the commission in the future…since they got lucky enough to vote us in 
this time, we are going to adopt this plan which makes it very difficult to change things.”

• “If there’s one thing I would wish to see come out of the process is something that is con-
sistent and lasting, that is not going to be subject to change at everybody else’s whim.”
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5. Conclusions and Recommendations

This section provides conclusions and findings regarding key issues identified in the previous 
section, and outlines WRT’s recommendations for priorities and next steps.

Clarifying the Role and Purpose of the Comprehensive Plan 
A comprehensive plan is a local government’s guide to community physical, social, and eco-
nomic development. The purpose of a comprehensive plan is to set the principles, guidelines, 
standards, and strategies “for the orderly and balanced future economic, social, physical, en-
vironmental, and fiscal development of the area”(§163.3177, F.S) –not to serve as, replace, or 
duplicate, detailed land development regulations. Regulatory language is not, and should not be 
purview of a comprehensive plan.

Significantly, the new Chapter 163, F.S. stipulates that, “[i]t is not the intent [of the statutes] to 
require the inclusion of implementing regulations in the comprehensive plan but rather to re-
quire identification of those programs, activities, and land development regulations that will be 
part of the strategy for implementing the comprehensive plan and the principles that describe 
how the programs, activities, and land development regulations will be carried out. Accordingly, 
the plan shall establish meaningful and predictable standards for the use and development of 
land and provide meaningful guidelines for the content of more detailed land development and 
use regulations.”  (§163.3177(1), F.S.)

Given the significant changes introduced by the legislature in 2011, WRT recommends that the 
city take advantage of the upcoming opportunity to update the comprehensive plan to comply 
with the amended requirements of Chapter 163, F.S., to sort out these differences and to “clean 
up” the language of the comprehensive plan of extraneous and duplicative regulatory wording.   

Addressing the Absence of a Shared Consensus on Community Vision
A vision statement sets the tone and provides a “destination” for the comprehensive plan that 
every citizen can understand. While the “community vision” language was removed from Chap-
ter 163, F.S., in 2011, WRT recommends that the city consider engaging in a community-wide 
visioning process in the next couple of years, prior to the deadline to decide on the next full 
comprehensive plan update.  

We believe it is important having a community vision statement as the cornerstone of a compre-
hensive plan because the vision represents the consensus of the citizens.   Consensus does not 
imply unanimity, but a process where everyone’s input is carefully considered and the outcome 
best meets the needs of the community as a whole. 

Not everyone needs to agree with every aspect of a vision statement, but if the consensus build-
ing process is conducted effectively, individual interests, concerns and aspirations are tested 
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against the best interest of the community. As people work through issues, they have their own 
needs reflected back to them against the context of the community needs, which encourages 
them to consider interests beyond their own.  For this reason, a consensus vision requires less 
enforcement (less regulation).  

The Winter Park comprehensive plan and LDC tends to over-regulate – and is perceived as doing 
so – because it lacks that consensus. Not representing a shared agreement on the future, the 
plan becomes a tool used to try to predict and preempt potential “attacks.”  This is the reason 
why the plan strives to cover so much ground and in so many different ways (e.g., building form 
simultaneously regulated by density, FAR, height, setbacks, lot coverage, and on and on), be-
coming unnecessarily complex and repetitive.

A vision statement does not need to be incorporated into the comprehensive plan itself to be 
effective. For example, in 2005 the Village of Key Biscayne in South Florida decided to undergo a 
community visioning process in advance of its first Comprehensive Master Plan evaluation and 
appraisal. The Village’s 2020 Vision Plan is a stand-alone document, which informs and comple-
ments the Master Plan as well as the Capital Improvement Plan.  The City of Tallahassee is now 
conducting a similar process (Imagine Tallahassee). The final vision will not be integrated into 
the comprehensive plan, but will be used in conjunction with it to frame decisions about eco-
nomic development and capital investment. The Town of Palm Beach adopted A Legacy Worth 
Keeping in 2001 following extensive and inclusive public participation. The vision statement is 
incorporated into the town’s strategic plan (updated in 2010). 

Resolving the Perceived Conflict between Growth and Preservation
Just like growth does not necessarily equate to economic development, growth does not neces-
sarily equate to change, much less to “bad” change.  However, altering mindsets about these 
notions is difficult.  WRT recommends more community dialogue and education about the bal-
ance between growth and preservation, which can be conducted as part of a community-wide 
visioning process.  In addition, when the city updates its comprehensive plan in 2016 to comply 
with the amended requirements of Chapter 163, F.S., we recommend that the city consider 
incorporating a new historic preservation element in the comprehensive plan.   

Many residents identify Winter Park with the city’s historic downtown. To these residents, it is 
critical to retain the “village” atmosphere that, to them, epitomizes the city.  However, Winter 
Park is not a monolithic community. The historic downtown and neighborhoods do not repre-
sent the sole identity of Winter Park. There are areas in Winter Park today that are in need of 
renewal, with configurations and functional characteristics quite different from those of the 
historic downtown. Imposing too-stringent regulations can create unintended impediments to 
rehabilitation, re-use, and redevelopment and therefore deter necessary reinvestment in areas 
that are experiencing obsolescence. 
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Preservation and thoughtful renovation of historic properties in the city’s core are an important 
part of a sustainable approach to growth. Historic preservation is good for a community in a 
multitude of ways: among them, it can help to create jobs and strengthen the local economy 
(tourism), increases property values, reduce impact on resources and the environment (re-use 
of buildings instead of new construction), and contribute to pride in community identity and 
sense of place.

Addressing the Lack of Clear Economic Development Goals in the Comprehensive Plan  
The current plan does not include an economic development element, although economic de-
velopment objectives and policies are included into the Future Land Use element (e.g., Objec-
tive 1-3.2). WRT recommends that the city consider incorporating an economic development 
element in the comprehensive plan. While the 2011 Economic Development Plan contains the 
city’s economic development mission, goals and strategic objectives, that plan is a short term 
strategy (3-year action plan). A longer term economic development vision, fully integrated and 
coordinated with a land use, mobility and community services strategy, should be developed as 
part of the city-wide visioning process. 

Choosing between Form-Based and Conventional Regulations 
Form-based regulations are a coding tool that emphasizes the physical form of the built envi-
ronment with the goal of creating a specific type of “place.”  The focus is placed on factors like 
building mass, placement on the lot, building height, the form and creation of streets and other 
public spaces, building fenestration and transparency.  The current LDC already espouses as-
pects of the form-based approach, but mostly it favors the traditional Euclidean approach.  

The comprehensive plan includes a policy compelling the city to “investigate the application of 
a form based code.”  (Policy 1.-3.8.8).The city has undergone several efforts trying to develop 
form-based regulations, without adopting any of them. 

Having a form-based code shouldn’t become the goal itself, but rather the focus should be on 
which regulatory approach best advances the goals of the comprehensive plan. A form-based 
approach may address goals of a walkable community or encouraging mixed use developments. 
But any elements of the form-based code that don’t advance the city’s goals should not be 
included. WRT suggests a hybrid code, one that embraces the differences between Park Avenue 
and other districts and corridors in the city, as a more appropriate solution than a pure form-
based code.  A hybrid code is one where conventional standards have been modernized and 
enhanced with the integration of graphic urban design (form-based) standards that address 
building placement, minimum and maximum building heights, building types, window coverage, 
and other form based aspects. Hybrid codes typically do not go as far in prescribing built form 
elements as a pure form-based code. A hybrid’s code primary advantage is that it provides much 
greater predictability than a conventional code in terms of built form without the need for a 
detailed, area-specific regulating plan.
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Streamlining and Clarifying the Land Development Code
To draft purposeful and effective land development regulations, two simple questions need to 
be asked: “What are we trying to do with this regulation – achieve something or prevent some-
thing from happening?” and “Why? What purpose does this serve?” 

The LDC should be vigilantly and continually monitored from the perspective of these two ques-
tions to ensure that the legitimate public purposes underpinning a regulation are served. Often, 
in the rush to respond to the latest issue or crisis, only the terms of the regulation get debated 
and decided, not the purposes the regulation is to achieve.

The basic purposes for the regulations are as follows: 
1) Preventing a public harm. The following are examples of some of types of “harms” that regu-
lations may be intended to prevent:

i. Nuisances
ii. Economic harm
iii. Harm to public health
iv. Visual impacts
v. Noise impacts
vi. Smoke/Pollution
vii. Vibrations
viii. Odors
ix. Light – whether blockage of sunlight or the intrusion of artificial light
x. Unsafe situations – whether in structural safety, hazards, or from crime

To ensure that a regulation is actually going to prevent a harm, it is important to regulate the 
actual causes of the harm, rather than trying to regulate the resulting harm.

2) Advance a goal or goals. A few examples of goals headings that are served by regulations 
include:

i. Amenity enhancement
ii. Regulatory efficiency
iii. Compatibility
iv. Economic stability or growth
v. Job stability or growth
vi. Coastal protection and management
vii. Environmental protection
viii. Quality of life protection
ix. Efficiency in the provision of services
x. Sustainability
xi. Energy efficiency and green design
xii. Aesthetic advancement
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xiii. Urban infill and redevelopment
xiv. Neighborhood planning
xv. Regulating based on need

Discouraging the Proliferation of Sprawl 
In 2011 a revised definition of “urban sprawl” is introduced into Chapter 163 along with pri-
mary indicators that a plan or a plan amendment does not discourage the proliferation of urban 
sprawl. One of the indicators that must be met now is that the plan should not “discourage or 
inhibit infill development or the redevelopment of existing neighborhoods and communities.” 
(§163.3177(6)(a) 10).   WRT recommends a thorough examination of the plan and the imple-
menting LDC to eliminate potential impediments to infill development and redevelopment that 
may prevent the proliferation of sprawl to surrounding neighborhoods and communities.   One 
of the issues that must be examined in this light is the restrictive application of FAR, density, 
building heights, parking and stormwater in areas of the city that are in need of revitalization.  

For example, one of the key issue the definition and application of FAR restriction is the inclu-
sion of parking garages in the calculation of FAR. The following are suggested as alternative or 
complementary approaches:  

• Eliminate private parking garages from the calculation of floor area ratio in Policy 1-2.1.4, 
across the board , or

• Maintain private garages in the calculation of FAR in key corridors and historic districts of the 
CBD, such as the Park Avenue area, Morse Avenue, Hannibal Square, etc. but exempt them 
in other parts of the city. 

• Keep private garages in the calculation of FAR, but increase the allowance from 200% to 
300%. 

• Consider reducing commercial parking requirement in the city’s core districts (CBD) to urban 
standards. In the CBD, but particularly the Park Avenue area, the city needs to execute a 
comprehensive mobility strategy, including parking to address present and future parking 
shortages. The strategy may include  providing transit options (trolleys or shuttles), making 
walking and biking more practical and more attractive (creating pleasant and safe linkages to 
other parts of the community, with pedestrian and bicyclist amenities), encouraging shared 
parking, or requiring fees-in-lieu of parking for new development going toward the construc-
tion of municipal garages

 
Maintaining, Abandoning or Modifying Concurrency 
WRT recommends that the city consider opting out of the concurrency system for all of a por-
tion of the transportation and parks and open space public facilities systems.  The following are 
alternative courses of action for the city regarding transportation:
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• Opt out of concurrency entirely, maintaining only the Proportionate Fair Share assessment 
(Policy 2-4.5), or adopt supplemental or replacement tools such as developer agreement, 
impact fees, or mobility fees.  If a Winter Park chooses to opt out of transportation con-
currency, the city also the legal authority to replace, revise, or eliminate their current LOS 
standards. 

• Rescind concurrency tactically, e.g., exempt major corridors, but continue to require compli-
ance from projects on collector roads. 

• “Tweak” the current system, taking advantage of the new local flexibility and authority to 
achieve a transportation system more tailored to the city’s goals and vision. 

In the area of parks and recreation, WRT suggests considering the following options:

• Adjust the adopted LOS from 10 acres/1,000 persons to 8 acres/1,000 persons to continue 
to meet long term parks and recreation needs with the current park land inventory. 

• Review the city’s long-term annexation strategy  (not the highest recommended option)
• Develop a non-residential system development charge (SDC) allowing the city to require 

non-residential development to pay a fee or dedicate park land as a condition of building 
permit approval.  There are different ways to calculate a non-residential SDC. In some cases 
the fee is based on the number of employees, the number of parking spaces needed for the 
facility, the impervious surface area size of the building, or a flat fee. The advantage of us-
ing the number of employees is that there is a clear rational nexus between the number of 
employees and the needed park space.

To effect this policy change, the city would first have to amend the comprehensive plan 
to remove the concurrency provisions, but the amendment is not subject to state review. 
(§163.3180(1)(a), F.S.).  Replacing the concurrency provisions with alternative policy language 
is the second step. If mobility fees are adopted, developing a mobility plan would be the next 
step, a necessary one to establish a mobility fee system. Mobility fees provide the flexibility to 
use the fees for investments in all modes of transportation.

NOTE: WRT is not recommending changes to the public school facilities concurrency sections. 

Reconciling Expectations for West Fairbanks Avenue and Other Principal Arterial Corridors
It is important to recognize that the city’s principal arterial corridors will in all likelihood con-
tinue to be primarily auto-oriented roads. With that in mind, development standards for these 
corridors should focus on easing impediments to redevelopment, addressing traffic and access 
through a managed approach, offering shared parking, and encouraging regional/corridor-wide 
stormwater management solutions to create practical opportunities for intense redevelopment 
and infill.  A nodal approach (with concentrations of development at key intersections to create 
“moments” along the corridor) may be well suited to the redevelopment of these corridors. 
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West Fairbanks Avenue has been addressed in planning efforts several times, including through 
the recent ULI Technical Assistance Panel (TAP) study.  The study recommends a series of mar-
keting, branding and regulatory actions that the city should move forward with quickly, taking 
advantage of the momentum created by the city’s $8 million investment in sanitary sewer sys-
tem expansion, plus another $1.4 million in streetscape improvements.  With the infrastructure 
improvement project near completion, the city needs to move forward with implementation of 
the recommendations included in the TAP report, including:

• Ensure consistency of city policies and reinforce the shared vision for the corridor.
• Identify opportunities where the City can assist with land assemblage
• Rezone and buffer lots along Karolina Ave. should be rezoned and buffered.
• Discard idea of a form based code approach for West Fairbanks Corridor.
 

Standards for principal arterial corridors should focus on traffic and access management, shared parking, 
“regional” stormwater management solutions and other approaches to ease development and redevelopment 
along distinct character types
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Immediate Next Steps

1. Develop a strategy for the Planning and Zoning Commission and the Economic Development 
Advisory Board to coordinate and work together on issues related to the impact of specific  
comprehensive plan policies and land development code regulations on economic develop-
ment in the city. 

2. Develop a methodology for conducting a (9- to 12-month long) city-wide visioning process, 
with ample opportunities for meaningful public input.  At a minimum, the outcome of this 
process should be a consensus vision statement that reflects broad consensus on values, 
aspirations and priorities for the future.  Ideally, the process should also include a strate-
gic analysis of existing conditions and trends to identify areas where those conditions and 
trends diverge from the consensus vision.

3. Initiate a detailed review of the comprehensive plan against the revised requirements of 
Chapter 163, F.S., to identify all areas of inconsistency and determine the need to update 
the plan prior to the state’s deadline. 

Develop a tailored methodology for conducting a city-wide visioning process with ample opportunities for 
meaningful public input. 
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6. Appendix 
Documents and Sources Consulted or Referenced 
 
Provided by the City of Winter Park:  
1. BASE Consultants, P.A. City of Winter Park Parking Study. June 2013.  

2. City of Winter Park 1991 Comprehensive Plan (electronic file) 

3. City of Winter Park Central Business District Façade Design Guidelines (electronic file) 

4. City of Winter Park Central Business District Current Architectural Design Guidelines (hard copy) 

5. City of Winter Park Future Land Use Map (electronic file) 

6. City of Winter Park GIS layers: Parcels, Roads, Future Land Use, Boundaries, Zoning (electronic files) 

7. City of Winter Park Morse Boulevard Façade Design Guidelines (electronic file) 

8. City of Winter Park Strategic Plan: Comprehensive Plan Review, no date (hard copy) 

9. City of Winter Park Zoning Map (electronic file) 

10. City Winter Park West Fairbanks Design Standards (electronic file) 

 

Provided by others: 

11. BFC New England, LLC:  Land Development Code Issues.  Presented to the commission in February 2010 (electronic 
file – Battaglia). 

12. City of Winter Park Resident 2004‐2008 Resident Surveys. (electronic links provided by Cooper) 

13. City of Winter Park. Commission Agenda Item re: Downtown Parking Study. Memo dated December 2011 (electronic 
file – Battaglia)   

14. City of Winter Park 2006 Vision Post Card Survey Results Summary. Undate. (hard copy – Cooper) 

15. City of Winter Park. Downtown Historic Park Historic District (hard copy map – Cooper) 

16. “Comparative analysis of comprehensive plan issues.” Undated  (hard copy –Bellows) 

17. Donovan D. Rypkema: “The Economics of Historic Preservation.” Keynote Address given at the Alexandria Historic 
Preservation Conference and Town Meeting. May 5, 2007. (hard copy – Cooper) 

18. “Highest and Best Use Analysis, 967 Cherokee Avenue.” September 16, 2010 (hard copy ‐ Holler) 

19. “Highest and Best Use Analysis, 500 S. Park Avenue.”  August 21, 2010 (hard copy – Holler) 

20. Kerr & Downs. City of Winter Park 2008 Citizen Survey: Executive Summary. Undated (hard copy, partial – Cooper) 

21. Profile Marketing Research. City of Winter Park 2006 Resident Survey: Key Findings and Implications. January 2007 
(hard copy, partial – Cooper) 

22. Tourtellot, Jonathan. 2008 Destinations Rated: Historic Places Rated. National Geographic Travel. Nov./Dec. 2008. 
Based on a survey conducted by the Society's Center for Sustainable Destinations. (hard copy of article – Cooper) 

23.  Winter Park Comprehensive Plan Update Issues/analysis for adoption hearing. July 23, 2007 (hard copy –Battaglia) 

24. Winter Park Magazine (Spring 2013 issue courtesy of the Chamber of Commerce) 

25. Parking Powerpoint. Undated. (electronic file – Battaglia) 

26. Winter Park Code of Ordinances, Chapter 22, Buildings and Building Regulations (electronic file – Battaglia) 

27. Winter Park Commission agenda package (memo). August 27, 2010 (electronic file – Battaglia).   

28. Policy Recommendations Exhibit to Battaglia memo in the agenda above (electronic file – Battaglia). 

 



Page 36

Obtained by WRT from other sources:  

29. BikeWalkLee. “Moving beyond Transportation Concurrency: A Path Forward for Lee County.” November 12, 2012. 

30. City of DeBary: Comprehensive Plan: http://debary.org/docs/compplan.pdf 

31. City of Longboat Key: Comprehensive Plan: http://www.longboatkey.org/pView.aspx?id=18984&catid=469 

32. City of Longwood Comprehensive Plan: 
http://www.longwoodfl.org/filestorage/210/212/412/417/2011_Comprehensive_Plan_(Full).pdf 

33. City of Longwood Design Handbook: 
http://www.longwoodfl.org/filestorage/210/212/412/417/Design_Guidebook.pdf 

34. City of Maitland: Comprehensive Plan: http://www.itsmymaitland.com/myJSSImages/file/CDP2030.pdf 

35. City of Mount Dora: Comprehensive Plan http://ci.mount‐dora.fl.us/index.aspx?nid=322 

36. City of Ocoee: Comprehensive Plan: http://www.ocoee.org/Departments/DS/Planning/docs/2011‐01‐01‐
ComprehensivePlan/Title_MainTOC_Tables020111.pdf 

37. City of Oviedo: 
http://meeting.cityofoviedo.net/Publications/FilesStartHere/Other%20Publications/Comprehensive%20Plan.pdf 

38. City of Naples Comprehensive Plan: http://www.naplesgov.com/DocumentCenter/Home/View/94 

39. City of Winter Garden Comprehensive Plan http://www.cwgdn.com/files/planning‐and‐
zoning/COMP_PLAN_2020.pdf 

40. City Data: Winter Park City Data (General Information). http://www.city‐data.com/city/Winter‐Park‐Florida.html 

41. Area Vibes: City of Winter Park Livability Score. www.areavibes.com/winter+park‐fl 

42. City of Winter Park. 2009 Comprehensive Plan (Downloaded from city website): GOPs, DIAs and supplemental docs 

43. City of Winter Park. Land Development Code (partial electronic download from MuniCode): Chapter 58, Articles I‐
VIII and Sec. 58, 61‐95. http://library.municode.com/index.aspx?clientId=11730 

44. City of Winter Park Economic Development Department. City of Winter Park 2011 Economic Development Plan. 
Economic Development/CRA Department. July 2011 (Downloaded from city website: 
http://cityofwinterpark.org/Docs/Departments/EDCRA/2011EDPlan.pdf) 

45. City of Winter Park Economic Development Department. Economic Development Plan Update: Year 2 Update and 
Annual Summary FY 2012. July 2012 (Downloaded from city website: 
http://cityofwinterpark.org/Docs/Departments/EDCRA/EconomicDevelopmentPlanYr2Update.pdf) 

46. City of Winter Park Fairbanks Avenue Roadway & Wastewater Improvement Project. Undated. (Downloaded from 
city website: 
http://cityofwinterpark.org/Pages/Departments/Public_Works/Fairbanks_Avenue_Improvement_Project.aspx#ULI‐
TAP‐Discussion) 

47. City of Winter Springs Comprehensive Plan: http://www.winterspringsfl.org/EN/web/dept/cd/48964/compplan.htm 

48. Florida Department of Economic Opportunity: http://www.floridajobs.org/community‐planning‐and‐
development/programs/comprehensive‐planning/evaluation‐and‐appraisal‐of‐comprehensive‐plans 

49. Town of Lady Lake Comprehensive Plan: http://www.ladylake.org/wp‐content/uploads/2010/10/2030‐
Comprehensive‐Plan.pdf 

50. Town of Palm Beach Comprehensive Plan: 
http://www.townofpalmbeach.com/webfiles/PZB/Comprehensive%20Plan.pdf 

51. Sperling’s Best Places: City of Winter Park. www.bestplaces.net 

52. ULI Technical Assistance Panel: West Fairbanks Avenue Recommendations.  September 2012. (Downloaded from 
city website: http://cityofwinterpark.org/Docs/Departments/Public_Works/Fairbanks/WFA_WhitePaper_2012‐09‐
01.pdf) 
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53. ULI Technical Assistance Panel: West Fairbanks Avenue Briefing Book. September 2012. (Downloaded from city 
website: http://cityofwinterpark.org/Docs/Departments/Public_Works/Fairbanks/WestFairbanksBriefingBook.pdf)  

54. Village of Key Biscayne Comprehensive Master Plan: 
http://keybiscayne.fl.gov/clientuploads/Building,%20Zoning%20Planning%20&%20Public%20Works/Planning%20Di
vision/Comprehensive%20Master%20Plan%20‐%20EAR/VKB_MasterPlan_1995_Amended12‐9‐08_Corr9‐2‐10.pdf 
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City	of	Winter	Park	
Analysis	of	Potential	Policy	and	Regulatory	
Impediments	to	Economic	Development																	

September 2, 2013  

 



 
 
 

 
 

Subject 3a 
 
Comprehensive Plan Timeline 

 
motion | recommendation 

 
N/A 

 
Background 

 
The following item is a calendar for the Economic Development Advisory Board to review the 
upcoming Comprehensive Plan review items, dates, and applicable board review. EDAB has been 
requested to review the Transportation and Future Land Use Elements in addition to a review of 
Housing at the September 20th meeting. 
 
  

 

 
 

   

9-20-16 



2016 Comprehensive Plan Timeline*

*Dates, times and locations are subject to change based upon public feedback. 
Please visit the Board Public Meetings Page for more detailed information

Board & Public Meetings Webpage

Date
Comprehensiv

e 

Plan Element

Advis
ory 

Board
 to

 

revie
w elements

Wednesday, July 20, 2016 Public Facilities Lakes & Waterways Advisory Board
Wednesday, July 27, 2016 Public Facilities Utility Advisory Board

Thursday, July 28, 2016 Recreation & Open Space Keep Winter Park Beautiful & Sustainability Advisory Board
Thursday, July 28, 2016 Conservation Keep Winter Park Beautiful & Sustainability Advisory Board

Monday, August 01, 2016 Review of elements Comprehensive Plan Task Force Meeting
Tuesday, August 09, 2016 Transportation Transportation Advisory Board New

Tuesday, August 09, 2016 Conservation Lakes & Waterways Advisory Board Date Changed

Tuesday, August 09, 2016 Public Facilities Lakes & Waterways Advisory Board Date Changed

Wednesday, August 24, 2016 Public Facilities Utility Advisory Board New

Thursday, September 08, 2016 Comprehensive Plan Review Keep Winter Park Beautiful & Sustainability Advisory Board New

Monday, September 12, 2016 Review of elements Comprehensive Plan Task Force Meeting
Monday, September 12, 2016 Housing Keep Winter Park Beautiful & Sustainability Advisory Board Date Changed

Tuesday, September 20, 2016 Housing Economic Development Advisory Board Date Changed

Wednesday, September 21, 2016 Review of elements Planning & Zoning Board meeting Date Changed

Monday, September 26, 2016 Review of elements Comprehensive Plan Task Force Meeting
Tuesday, September 27, 2016 Review of elements Planning & Zoning Board meeting New

Wednesday, September 28, 2016 Recreation & Open Space Parks & Recreation Advisory Board Date Changed

Monday, October 03, 2016 Review of elements Comprehensive Plan Task Force Meeting
Tuesday, October 11, 2016 Transportation Transportation Advisory Board

Thursday, October 13, 2016 Transportation Keep Winter Park Beautiful & Sustainability Advisory Board
Thursday, October 13, 2016 Future Land Use Keep Winter Park Beautiful & Sustainability Advisory Board Date Changed

Thursday, October 13, 2016 Future Land Use Transportation Advisory Board Date Changed

Tuesday, October 18, 2016 Future Land Use Economic Development Advisory Board Date Changed

Tuesday, October 18, 2016 Transportation Economic Development Advisory Board
Thursday, October 20, 2016 Review of elements Planning & Zoning Board meeting New

Monday, October 24, 2016 Review of elements Comprehensive Plan Task Force Meeting
Tuesday, October 25, 2016 Review of elements Planning & Zoning Board meeting New

Thursday, October 27, 2016 Future Land Use Community Redevelopment Agency Advisory Board Date Changed

Tuesday, November 08, 2016 Review of elements Planning & Zoning Board meeting Date Changed

Monday, November 14, 2016 Review of elements City Commission meeting; 1st public hearing
Monday, December 12, 2016 Review of elements City Commission meeting; 2nd public hearing

https://cityofwinterpark.org/government/board-public-meetings/


 
 
 

 
 

Subject 3a 
 
Development Report 

 
motion | recommendation 

 
 

 
Background 

 
A recap of the commercial or major multi-family development projects that are now underway, or in 
the planning stage for 2016.  
 
  

 

 
 

   

9-20-16 



 
 
 

       2016 DEVELOPMENT UPDATE  
 
Below is a recap of the commercial or major multi-family development projects that are now 
underway or in the planning stage so far in 2016: 
 
Commercial Projects: 
 
REI Retail Store:  The former Chamberlin’s Food Market at 402/490 North Orlando Avenue has 
been demolished, and an REI outdoor retail store is to be built on this corner. This will be the 
first REI store in Orlando and only the second in Florida.   
 
Whole Foods Project: Redevelopment of the 11 acre former Corporate Square/WP Dodge 
properties for a Whole Foods grocery store is well underway.  The Whole Foods store is 
anticipated to be open in late October to coincide with the opening of the new Lee Road 
Extension.  The other major retailer, a Nordstrom Rack store is also under construction with 
completion in the spring of 2017.  One out-parcel will be a new PNC Bank site, which also has 
just begun construction.  Two other out-parcels are available but development plans have not 
been determined for those out-parcels.   
 
Lakeside Crossing:  The redevelopment of the former Mt. Vernon Inn at 110 South Orlando 
Avenue is almost complete.  The project consists of 37,473 square feet of retail and restaurant 
space. The restaurants include a “Chuy’s”, which has several locations in Central Florida, which 
is Tex-Mex fare; a restaurant concept from Miami called “Bulla’s” which is a Spanish-Tapas 
menu and “Kona Grille” which has another location is Sarasota and this will be the first Orlando 
location.    
 
State Auto Body: The former State Auto Body building at 1280 North Orange Avenue has been 
renovated into a hair salon, several small cafes, and a brewstillery. The size of the building 
remains the same and a new parking lot was constructed in the rear.   
 
Phil Kean Designs:  Phil Kean Designs is renovating and rebuilding the three properties at 
906/912/952 West Fairbanks Avenue including the former Café 906, Sadler’s Tailoring and the 
adjacent building into his business offices. 
 
300 North Pennsylvania:  A new 2-story concierge medical building of 6,535 square feet for 
Dr. Castro is under construction and is expected to be completed in the spring of 2017. 
 
Sun Trust Drive-Through:  The new Sun Trust drive-thru teller building at 295 S. New York 
(corner of New England Ave.) is almost complete which will replace their existing bank tellers on 
Carolina Avenue and is scheduled to open on October 25th, 2016.  
 
Center for Reproductive Medicine:  The former St. John Lutheran parking lot at 1500 South 
Orlando Avenue has been sold and the new medical building has just been issued their building 
permit.  Construction of the new two story 15,000 square foot medical building on that site is 
anticipated to start soon. 

City Manager’s Report September 12, 2016 



 
 
 

 
Orchard Supply Hardware:  In July of 2016 the City Commission approved the project plans 
for a new Orchard Supply hardware store at 1111 South Orlando Avenue/1240 Miller Avenue. 
The former Eat More Produce building, Antique Store and warehouse storage uses at the site are 
to be demolished. Closing on the property is scheduled for October with demolition and 
construction anticipated immediately thereafter.  This will be the first location of this store in 
Orlando.   
 
Reflections Dermatology: The former Don Palladino building at 440 W. Morse Blvd. has been 
sold and has been razed for the construction of a new two story, 3,695 square foot dermatology 
practice in 2017.   
 
K-Mart Shopping Center:  In December 2015 the City Commission gave the initial approval 
for the renovation of the former K-Mart shopping center at 501 North Orlando Avenue.  All the 
buildings will be (in phases) renovated with new facades and the parking lot upgraded with 
enhanced landscaping and lighting as well as new signage.  Demolition of the facades are now 
underway. Most major tenants are remaining such as Michael’s, Office Depot, L.A. Fitness, etc.  
New prospective tenants include a Home Goods and Ross store.  Also there will be several new 
restaurants including a Too Jay’s and Blaze Pizza. 
 
Rollins College Bookstore: The former Frank n Steins (Shipyard) restaurant site at 200 W. 
Fairbanks Avenue is being renovated for the relocation of the Rollins College Bookstore along 
with a small 30 seat Einstein’s Café in the interior.  
 
Project Wellness:  The Winter Park Health Foundation is now working on the replat, 
construction plans and engineering documents for the redevelopment of the current Wellness 
Center property at 2005 Mizell Avenue.  The consolidated 4.213 acre site will be used to 
construct a new 41,508 square foot Wellness (YMCA) Center; 16,884 square feet of new medical 
related offices; 24,970 square feet of common public use areas, as well as a four-story, five 
level 271 space parking garage of 86,628 square feet.  The construction schedule is not known 
at this time. 
 
Winter Park Hospital:  The City expects the Winter Park Hospital to start on a major 
renovation and expansion to the Emergency Services Department and on the construction of a 
new five story Patient Tower/Wing on the east side of the Hospital building.  Construction 
schedule is not known at this time. 
 
Fifth Third Bank: In May, 2015 the City granted the zoning approvals for a 3,872 square foot 
branch bank and 5,410 square feet of other office space at the vacant NW corner of Lakemont & 
Aloma was approved.  The City has not yet heard anything from Fifth Third and they have not 
yet applied for a building permit for this project, so the City is unsure if this project is still viable. 
 
Multi-family Projects: 
 
Canton/Capen David Weekly Homes: A single family subdivision development of 12 new 
single-family homes are under construction at the northwest corner of Canton and Capen 
Avenues by David Weekly Homes.   
 
Broadstone Winter Park:  A 268-unit multifamily project has been approved within the 
Ravaudage planned development to be located in the vacant land northeast of Lewis Drive and 
Kindel Avenue. Timing of this project is unknown, but construction anticipated in 2017.  
 



 
 
 

Lee Road Townhouses:  In July 2015, the City Commission approved a new project for the 
redevelopment of the 1800 Lee Road parcels.  The property formerly consisted of eight duplex 
buildings which have been removed and the property is to be redeveloped into 30, two-story 
townhomes.  Infrastructure construction is underway. 
 
Morse and Virginia Brownstones: Eight new 3-story townhouse units of 28,924 total square 
feet at 401/421 West Morse Blvd. (northwest corner of Virginia Avenue) were approved by the 
City Commission in October 2014.  That project is now under construction with completion 
expected in March 2017. 
 
South Interlachen Place: Building permits have been issued for six new townhouse units 
within a three story building totaling 20,542 square feet with underground parking at 125 S. 
Interlachen (former Ye Olde Bric Condo) which was approved by the City Commission in 
February 2015.   
 
652 W. Morse Boulevard:  Ten additional new two-three story townhouse units totaling 
40,566 square feet are expected to begin construction in 2017 at 652 W. Morse Blvd (former 
DeCiccio law firm next to the Coop) which was approved by the City Commission in July 2016. 
 
Park Place Townhomes:  Ten new three-story townhouse units totaling 44,200 square feet in 
size were granted zoning approval in November, 2015 by the City Commission at 633 & 651 
North Park Avenue across from the Park Aire Condos. A demolition permit has been issued for 
the existing Spanish Oaks and Golfview Apartments, and construction development permits are 
now under review by the City.   
 
741 & 751 Minnesota Avenue: Seven individual two-story townhomes totaling 10,584 square 
feet were granted zoning approval in July 2015 by the City Commission at 741/751 Minnesota 
Avenue, adjacent to the railroad tracks. Timing of this project is unknown. 
 
Interlachen North Condominium: Eight new condominium units of 23,385 total square feet in 
a 3-story building at 503 N. Interlachen Avenue were approved by the City Commission on 
August 22, 2016.  Timing of this project is unknown. 
 
 
For more information on these or other projects, please contact Jeff Briggs, Planning Manager at 
jbriggs@cityofwinterpark.org or at (407) 599-3440.   
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Subject 3c 
 
Board Appreciation Dinner 

 
motion | recommendation 

 
N/A 

 
Background 

 
This item is a reminder to all EDAB members that a board appreciation dinner will be provided by the 
city on September 29th from 6-8pm at the Rachel D. Murrah Civic Center. RSVP’s are required 
to jmiller@cityofwinterpark.org or 407-599-3463 by September 22nd.  
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