
   
 

     
 
   

             
       

  
            

              

                
               

             
         

 
      

Planning & Zoning Board 
Regular Meeting 

Agenda 
May 4, 2021 @ 6:00 pm 
City Hall 
401 S. Park Avenue 

welcome 
Agendas and all backup material supporting each agenda item are accessible via the city's 
website at cityofwinterpark.org/bpm and include virtual meeting instructions. 

assistance & appeals 
Persons with disabilities needing assistance to participate in any of these proceedings should 
contact the City Clerk’s Office (407-599-3277) at least 48 hours in advance of the meeting. 

“If a person decides to appeal any decision made by the Board with respect to any matter 
considered at this hearing, a record of the proceedings is needed to ensure that a verbatim 
record of the proceedings is made, which record includes the testimony and evidence upon 
which the appeal is to be based.” (F.S. 286.0105). 

please note 
Times are projected and subject to change. 
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agenda time 

1. Call to Order 

2. Consent Agenda 

a. Election of Chair and Vice Chair 5 minutes 

b. Approval of April 6, 2021 Meeting Minutes 1 minute 

3. Public Hearings 

a. 30 minutes 
SPR #21-06. Request of Jonathan Cole for: 

Approval to construct a new, two-story, 6,303 square foot, 
single-family home located at 721 Virginia Drive on Lake 
Virginia, zoned R-1AAA. 

b. SUB #21-02 and ZTA #21-01: 30 minutes 
Request of A&R Real Estate Development LLC for: Approval 
to subdivide the vacant property, platted as Lots 25 & 26 on 
Loch Lomond Drive into two buildable single-family home 
lots. 
Request of the City of Winter Park for: An Ordinance 
amending Chapter 58, Article I, Comprehensive Plan, future 
land use map so as to change the future land use 
designation of Office to Single-Family Residential on Lots 25, 
26 and 27 on the corner of Loch Lomond Drive and Moray 
Lane. 

4. Staff Updates 

5. Board Comments 

6. Adjournment 
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Planning & Zoning 
Board Regular agenda item 

Meeting 

item type Consent Agenda meeting date May 4, 2021 

prepared by Mary Bush approved by 

board approval Completed 

strategic objective 

subject 
Election of Chair and Vice Chair 

motion / recommendation 

background 

alternatives / other considerations 

fiscal impact 
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Planning & Zoning 
Board Regular agenda item 

Meeting 

item type Consent Agenda meeting date May 4, 2021 

prepared by Mary Bush approved by 

board approval Completed 

strategic objective 

subject 
Approval of April 6, 2021 Meeting Minutes 

motion / recommendation 

background 

alternatives / other considerations 

fiscal impact 

ATTACHMENTS: 
P&Z Meeting Minutes April 6 draft.pdf 
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/902146/P_Z_Meeting_Minutes_April_6_draft.pdf


 

   

 
 

    

        

   

            
      

    
  

  

  

      
  

    
  

  

               
   

         
      

   
      

   
                

 
      

             
  

    

 

              
   

  

    
  

 

  
  

    
   

         
         

    

Planning and Zoning Board 
Minutes 

April 6, 2021 at 6:00 p.m. 

721 W. New England Avenue | Virtual | Winter Park, Florida 

1. Present 

Chairman Ross Johnston called the meeting to order at 6:01 p.m. Present: Jim Fitch, Owen Beitsch, 
Ross Johnston, Richard James and David Bornstein. Absent: Laura Turner and Michael Spencer. Also 
Present: City Attorney Dan Langley. Staff: Director of Planning and Transportation Bronce Stephenson, 
Principal Planner Jeff Briggs, Senior Planner Allison McGillis, Transportation Manager Sarah Walter, 
and Recording Secretary Mary Bush. 

2. Approval of minutes 

Motion made by Ross Johnston, seconded by David Bornstein, to approve the March 2, 2021 
meeting minutes. 

Motion carried unanimously with a 5-0 vote. (Laura Turner and Michael Spencer were not present 
for the meeting.) 

3. Public Hearing: 

• SPR #21-04. Request of Native Homes, Inc. for: Approval to construct a new, two-story, 4,022 
square foot, single-family home located at 622 Country Club Drive on Lake Killarney, zoned R-2. 

Mrs. McGillis provided the Board an overview of the SPR #21-04 request. She noted that the property 
is zoned R-2 and is the last lakefront lot of the Lake Killarney Shores replat going before the Board for 
a lakefront approval. Mrs. McGillis also noted that no trees would be removed, the pool and pool deck 
were proposed at lower than the three-foot height maximum, and a swale near the lake front would 
be added for stormwater retention. Staff determined that the average lakefront setback is 72.3-ft and 
the applicant proposed a 70-ft setback for the home and a 50-ft setback for the pool. The proposed 
setback is consistent with the setbacks of the homes located to the north and south of the applicant’s 
lot, so no views would be blocked. Mrs. McGillis added that the applicant was proposing a side entry 
garage and, due to the width of the lot, asked for a five-foot variance to the front to provide more 
room for vehicles to back out of the side entry driveway. Letters of approval for the front setback from 
both northside and southside neighbors were provided to the Board. 

Staff recommendation was for approval. 

Dr. James asked if there was a request for a variance to the side setback. Mrs. McGillis confirmed that 
no side setback variance had been requested. 

No one from the public wished to speak. The public hearing was closed. 

Motion made by Owen Beitsch, seconded by David Bornstein, for approval to construct a new, two-
story, 4,022 square foot, single-family home located at 622 Country Club Drive on Lake Killarney, 
zoned R-2. 

Motion carried unanimously with a 5-0 vote. (Laura Turner and Michael Spencer were not present 
for the meeting.) 

• SPR #21-05. Request of Dap Design for:  Approval to construct a new, two-story, 9,469 square-foot, 
single-family home located at 1400 Green Cove Road on Lake Maitland, zoned R-1AAA. 

Mrs. McGillis provided a brief summary of the SPR #21-05 request to the Board. She noted that the 
applicant proposed a storm water swale near the lakefront and removal of two magnolia trees in 
declining condition on the front side of the lot. The applicant will match the average lakefront setback 
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of 95-ft for the home and the minimum 50-ft setback for the pool. Mrs. McGillis also noted that the 
applicant proposed a variance in height for the pool deck at seven and a half feet above existing grade 
in lieu of the three-foot maximum per code. Staff is in approval of the variance due to the lakefront 
elevation tapering downward with an extensive landscape buffer, the applicant proposing to install 
terrace landscape planters to minimize the impact of the deck height on the lake views, and the 
variances of the pool decks of the neighboring properties being similar. 

Staff recommendation was for approval with the following condition: 

o The applicant is required to maintain the existing landscape privacy buffer along the side 
property lines. 

Chairman Johnston inquired about contact with the neighbors of the property and any issues they may 
have regarding the project. Mrs. McGillis confirmed that the neighbors had been noticed and that no 
issues had been raised by the neighbors. 

The Board heard public comment from the following resident: 

Mitch Levin of 1402 Green Cove Road, Winter Park, FL 32789 addressed the Board. Mr. Levin spoke on 
concerns regarding the outhouse landscape maintenance and an additional structure being built near 
it. He also requested to see a site map of the project. 

No one else from the public wished to speak. The public hearing was closed. 

Motion made by David Bornstein, seconded by Richard James, for approval to construct a new, 
two-story, 9,469 square-foot, single-family home located at 1400 Green Cove Road on Lake 
Maitland, zoned R-1AAA with the following condition: 

• The applicant is required to maintain the existing landscape privacy buffer along the side 
property lines. 

Motion carried unanimously with a 5-0 vote. (Laura Turner and Michael Spencer were not present 
for the meeting.) 

• SPR #21-06. Request of Jonathan Cole for: Approval to construct a new, two-story, 6,303 square 
foot, single-family home located at 721 Virginia Drive on Lake Virginia, zoned R-1AAA. 

Mr. Briggs provided a brief summary of the SPR #21-06 request to the Board. Mr. Briggs noted that the 
lot is currently vacant, has no trees, and there are no excessive retaining walls on the lake side. The 
lot is about a foot lower than its neighboring properties, so they will not be impacted by water runoff. 
He also noted that the applicant added steps within the house plans and on the exterior to the pool 
deck to transition the house with the grade of the lot. Mr. Briggs reviewed the site plan with the Board 
to explain possible blocks to neighbor views of the lake. He indicated that the back side of the proposed 
home ends at the same point parallel to where the pool of the neighbor to the east ends. Staff 
determined the average setback to be 112-ft. The proposed setback from the house to the lake is 81-
ft and the setback from the pool to the lake is 50-ft. Mr. Briggs explained that the allowance of a 
smaller than average setback is at the discretion of the Planning and Zoning Board’s determination of 
whether or not the home unduly impairs the lakefront views of neighbors. Per code, the Board is not 
subject to preserving lakefront views. 

Mr. Briggs reviewed various photos and aerial views of the lot with the Board. He noted that the 
placement of the proposed home will block 19% of the total lakefront view of the neighbor to the east. 
Mr. Briggs pointed out that the applicant has the right to plant landscape such as bamboo along the 
property line down to the edge of the lake, which would completely block the northwest view of the 
neighbors to the east, but the applicant has agreed not to do so. Mr. Briggs mentioned that there is 
opportunity for the applicant to move the proposed home closer to the front property line to decrease 
the blockage of the lakefront views of the neighbors. 

Staff recommendation was for approval with the following condition: 

o Applicant is prohibited from installing any landscaping that may grow and block the existing 
views of neighboring homes. 
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The Board discussed the item and inquired about the following: 

o the current effects from the topography of the shoreline on the overall lake views of the 
neighbors, 

o the option of a front setback variance, 
o discussion between the neighbors and the applicant regarding reducing the front setback, 
o how the average setback is calculated, 
o the impact on the average setback with each approved reduction of the average setback, 
o the possible appreciation of home values over time as setbacks are reduced, 
o any property value concerns brought up in the letters from neighbors received by staff, 
o and quantifying the meaning of significant loss of view. 

Mr. Briggs and Mr. Stephenson addressed the Board’s inquiries. Mr. Briggs noted that the Board could 
impose a front setback variance but suggested the Board checks first to see if the applicant is already 
willing to reduce the setback. 

The Board heard public comment from the following residents: 

Attorney Alison Yurko of 1911 Summerland Avenue, Winter Park, FL 32789 addressed the Board. Ms. 
Yurko noted that she was representing the neighbors to the east of the applicant’s property, Dr. John 
and Michelle Randolph. Ms. Yurko gave a brief presentation of objections to the applicant’s site plan 
and lakefront setback deviations. Ms. Yurko discussed various concerns that included increasing the 
nonconformity of the lot, the proposed house size exceeding house sizes on other lots, the required 
lakefront setback, percentage of deviation from the lakefront setback, and the standards for 
determining whether to grant a code deviation. 

Mr. Stephenson noted that the criteria discussed by Ms. Yurko is for a variance that would go before 
the Board of Adjustments and not before the Planning and Zoning Board. 

Robin Swann of 281 Salvador Square, Winter Park, FL 32789 addressed the Board. Ms. Swann noted that 
she was representing her mother who lives at 761 Virginia Drive, Winter Park, FL 32789. She spoke on 
concerns regarding the lake views that would be blocked and setting precedence. 

Michelle Randolph of 741 Virginia Drive, Winter Park, FL 32789 addressed the Board. Mrs. Randolph 
spoke on concerns regarding the square footage of the proposed home compared to neighboring homes 
and the environmental and visual effects on the lakes. 

Christian Swann of 281 Salvador Square, Winter Park, FL 32789 addressed the Board. Mr. Swann spoke 
on concerns regarding the allowed lakefront setbacks and how they are calculated. 

Jeffrey Mottram of 241 Rippling Lane, Winter Park, FL 32789 addressed the Board. Mr. Mottram 
indicated that he was the builder for the applicant. He noted that most of the arguments being 
presented were Floor Area Ratio (FAR) related and the applicant is permitted to have a FAR much 
greater than what had been applied for. Mr. Mottram also noted that the balcony of the second floor 
of the proposed home will be open and able to be seen through by the neighbors. He added that the 
first-floor patio of the neighbor to the east already has a wall that is blocking a portion of the view 
that will be impeded. 

Dr. John Randolph of 741 Virginia Drive, Winter Park, FL 32789 addressed the Board. Mr. Randolph 
spoke on concerns regarding impacts to the lakefront views and adjustments to the position of the 
house and boat dock. 

Chairman Johnston inquired with Dr. Randolph about his previous contact with the applicant. Dr. 
Randolph informed the Board that brief discussion had occurred with the applicant several months ago, 
but there had not been any discussion about the intended size for the house at that time. He noted 
that a second brief discussion occurred a few weeks ago about possibly repositioning the house and 
the boat dock but nothing was agreed to. 

No one else from the public wished to speak. The public hearing was closed. 

The applicant, Jonathan Cole of 721 Virginia Drive, Winter Park, FL 32789 addressed the Board. Mr. 
Cole expressed that his intentions from the start of the project were not to detrimentally impact any 
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neighbors. He understood that he was within FAR and City code for the requests of the project and 
would not be unduly impacting any views of the neighbors. Mr. Cole added, though, that he is willing 
to try and work something out that is reasonable to the neighbors. 

Mr. Stephenson reviewed with the Board the purpose and intent of lakefront reviews per City code. 
He noted that if the Board feels that there is undue blockage or a massing size issue, the Board has 
the ability to modify the bulk standards or make requirements to meet the purpose and intent of the 
code. 

Mr. Bornstein noted that the unofficial role of the Planning and Zoning Board is to encourage good will 
and communication between neighbors. He inquired with the applicant about whether or not he would 
consider moving the house 15 to 20 feet forward to the front property line. The applicant expressed 
that he would be willing to reduce the front setback to move the house forward. 

Chairman Johnston recommended a 30-day stay in order for the neighbors to discuss the issues and 
come to an agreement between each other. The applicant must inform staff of any agreement and 
adjustments made to the project plans. 

Motion made by Owen Beitsch, seconded by Richard James, to table the item until the next 
Planning and Zoning Board public hearing on May 6, 2021 to allow the applicant and neighbors to 
discuss and come to an agreement on the issues regarding the project. 

Motion carried unanimously with a 5-0 vote. (Laura Turner and Michael Spencer were not present 
for the meeting.) 

• SPR #21-07. Request of Norma Desmond Properties LLC for:  Approval to construct a new, two-
story, 16,531 square foot, single-family home located at 570 Seminole Drive on Lake Virginia, zoned 
R-1AAA. 

Mr. Briggs provided a brief summary of the SPR #21-07 request to the Board. Mr. Briggs noted that the 
property spans nearly two acres with several trees aligning the edges of the property. All but one of 
the trees will be preserved. Mr. Briggs also noted that there is a slight grade drop and plenty of room 
for lakefront runoff with 25-ft to 30-ft setbacks around the home. The north side of the property is 
open so staff recommended requiring a landscape privacy buffer. 

Staff recommendation was for approval. 

The Board inquired about neighbors having any concerns or sending in any letters regarding the project. 
Mr. Briggs confirmed that neither had occurred. 

No one from the public wished to speak. The public hearing was closed. 

Motion made by Jim Fitch, seconded by David Bornstein, for approval to construct a new, two-
story, 16,531 square foot, single-family home located at 570 Seminole Drive on Lake Virginia, 
zoned R-1AAA. 

Motion carried unanimously with a 5-0 vote. (Laura Turner and Michael Spencer were not present 
for the meeting.) 

4. New Business: 

Mr. Stephenson expressed congratulations for the newly elected Mayor Anderson. He explained that 
there may soon be new appointments made to the Board by the Mayor. Mr. Stephenson also expressed 
how greatly staff has enjoyed working with the current Board and appreciates their service. 

Mr. Stephenson briefly introduced Aaron Hull to the Board. Mr. Hull is the new Planning Specialist for 
the Planning and Transportation Department. 

5. Planning Director’s Report: 
No planning report. 
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6. Board Update and Comments: 

Chairman Johnston recommended cancelling the next scheduled work session. 

Dr. James expressed his appreciation for Chairman Johnston, Dr. Beitsch, and Vice Chair Turner who 
were appointed by the prior Mayor Steve Leary. Dr. James noted their valued mentorship during their 
Board service. 

Brief discussion continued about the Planning and Zoning Board and its role within the City. Dr. Beitsch 
noted that he felt the current Board members have been one of the most effective group of Board 
members he has ever dealt with. 

Mr. Bornstein mentioned that he had recently spoken with the new Mayor. He asked that the Mayor 
speak to each Board member to possibly maintain some continuity and history on the Planning and 
Zoning Board. Mr. Bornstein feels that a Board entirely made up of members with only one year or less 
of Board experience will be problematic. He also disclosed that he recently sent an email to all of the 
Board members requesting that they meet with the City Commission to discuss the Orange Avenue 
Overlay District. He noted that he did not receive any responses to this email. Mr. Bornstein expressed 
that the Planning and Zoning Board’s input regarding the Orange Avenue Overlay District should be 
heard by the City Commission and hoped it would be added to one of their future meeting agendas. 

7. Upcoming Meeting Schedule: 

The next regular meeting will be held on May 4, 2021 and the next work session has been cancelled. 

Adjourn 

Meeting adjourned at 7:55 p.m. 

Respectfully Submitted, 

Mary Bush 

Recording Secretary 
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Planning & Zoning 
Board Regular agenda item 

Meeting 

item type Public Hearings meeting date May 4, 2021 

prepared by Allison McGillis approved by Bronce Stephenson 

board approval Completed 

strategic objective 

subject 

SPR #21-06. Request of Jonathan Cole for: 

item list 
Approval to construct a new, two-story, 6,303 square foot, single-family home 
located at 721 Virginia Drive on Lake Virginia, zoned R-1AAA. 

motion / recommendation 

Staff recommendation is for approval with the requirement to enhance the landscape 
privacy buffer with bamboo along the side property lines for the length of house 
structure but preclude and prohibit the planting of any landscaping expected to grow 
higher than six feet in height. 

background 

This application was tabled at the April 6th P&Z Board meeting in order to provide an 
opportunity for the applicant to meet with the adjacent neighbors and attempt to find a 
compromise. The meeting was held but no compromise was reached. Staff has been 
told that the adjacent neighbors, the Randolph’s, have asked the applicant to move the 
house 15-20 feet closer to the street. The home is now proposed at the front setback 
determined by the City from the homes within 200 feet, which is a 38-foot front setback. 
If moved 15-20 feet closer to the street, that would reduce the front setback to 18-23 
feet. Amongst other reasons, the applicant is not willing to do that as they would then 
lose their front circular driveway. The applicant has offered to move the home six feet 
closer to the street which would be to the edge of their proposed circular driveway. 

Both sides are now represented by legal counsel. The balance of this staff report is a 
repeat from the April 6th staff report. 
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Background 

Jonathan Cole (owner) is requesting approval to construct a new, two-story, 6,303 square-
foot, single-family home at 721 Virginia Drive, on Lake Virginia, zoned R-1AAA. This 
property is 19,318 square feet in size and adjacent to neighboring homes at 681 and 741 
Virginia Drive. Below is a summary of this request in comparison to the R-1AAA 
zoning/lakefront lot requirements. 

R-1AAA/Lakefront Lot Requirements 

Floor Area Ratio = Max 33% 
Impervious Lot Coverage = Max 50% 
Lakefront Setback = 112 avg./50 ft. min. 

Proposed 

Floor Area Ratio = 6,303 square feet/33% 
Impervious Lot Coverage = 7,945 sq. ft./41.8% 
Lakefront Setback = 81 feet 

Lakefront Lot Review Criteria: 

Tree Preservation 

There are no trees on this lot. 

View from the Lake 

This lot has a fairly steep similar topographic condition to other homes that the P&Z 
Board has seen on this same south shore of Lake Virginia at 315, 405 and 531 Virginia 
Drive. The design difference with this request is that the applicant has placed steps 
within the interior of the house and then out to the swimming pool level to work with the 
grade or slope of the property. As a result, this swimming pool deck height and negative 
edge pool is four feet above the existing grade on the lakeside of the new home which is 
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well within our City tolerances and also matches the height of the adjacent neighbor’s 
pool deck to the east at 741 Virginia Avenue. There also is landscaping along the sides 
that provides screening of the swimming pool area for the houses on both sides. 

View of Neighbors 

Another purpose of this review is to ensure that the views of the lake from adjoining 
properties will not be “unduly impaired”. From the staff’s calculations, the average 
lakefront setback of the adjoining homes within 200 feet is 112 feet. The home to the 
east at 741 Virginia Drive is setback 104 feet from the lake and the home to the west at 
681 Virginia Drive is setback 124 feet. This proposed house is setback 81 feet from the 
lake and the swimming pool at 50 feet. 

The two homes on either side of this lot have about 4,300 sq. ft of living area and are 45 
feet deep. It is not possible to build a new home on this property of 6,300 sq. ft. in size 
and not exceed 45 feet of house depth. Thus, as with virtually all new homes reviewed 
by P&Z, which are typically closer to the lake than the neighboring homes just by virtue of 
being larger. 

The neighboring home to the east (Randolph’s) has sent an emails (attached) expressing 
concerns about their loss of lake view. The average lakefront setback is a guide to 
“unduly impaired”. It is not a variance to build closer to the lake. It is a judgement call by 
the P&Z Board if closer to the lake results in causing something that “unduly impairs” the 
lake view. The Code does not say that the City must ‘preserve’ all 180 degrees of one’s 
lake views. No one is guaranteed the identical lake view. In this case, the new home 
extends to the end of the neighbor’s pool decks. The pool extension beyond that point 
(at ground level) does not impair views. The applicant is open to adding a dense bamboo 
screen where the home will be located so that the neighbors will look at bamboo versus 
structure. Staff has asked the applicant to consider moving the home into the front 
setback, closer to the street. 

As the P&Z Board has discussed, the irony of these reviews to protect lake views is that 
property owners are free to do whatever plantings of landscaping (trees/bamboo) that 
impacts and hides lake views as much as a home. When the P&Z Board reviewed the 
contentious debate on lake views at 1202/1204 N. Park Avenue, one of the conditions of 
approval was to preclude the planting of trees/bamboo to further impact the neighbor’s 
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lake views. 

Stormwater Retention 

The code requires retention of stormwater. The applicant is proposing a swale retention 
area along the lakefront (as they have ample land to accomplish this). This lot sits about 
12-18 inches below the two neighboring lots and there are retaining walls on both 
property lines. The home will be stem wall construction so storm water flow in the side 
swales will be lower than the neighbor’s yards, as a result, no water can flow up over 
those retaining walls. These side setback swales will convey the runoff down to the 
lakefront swale. 

Summary 

The applicant and design team have designed the interior grade transition with steps 
inside the home to avoid the typical issue of the pool deck height. Storm water runoff 
cannot flow onto the neighbor’s lots due to the grade situation. Privacy landscaping will 
be maintained and can be enhanced to address any neighbor concerns. This 
determination of “unduely impair” a lake view is a judgement call by P&Z. 

alternatives / other considerations 

fiscal impact 

ATTACHMENTS: 
2_Backup for 721 Virginia.pdf 

ATTACHMENTS: 
Applicant Photos.pdf 
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From: Jeffrey Briggs 
To: Jeffrey Briggs 
Subject: RE: [External] 721 Virginia Drive 
Date: Tuesday, March 23, 2021 9:58:47 AM 

From: JOHN RANDOLPH <jcrando@icloud.com> 
Sent: Monday, March 22, 2021 11:36 AM 
To: Jeffrey Briggs <Jbriggs@cityofwinterpark.org> 
Subject: [External] 721 Virginia Drive 

[Caution: This email originated from outside the City of Winter Park email system. Before clicking any hyperlinks, 
verify the real address by hovering over the link. Do not open attachments from unknown or unverified sources.] 

Hi Jeff, 
Hopefully this will give you and Johnathan an idea of how our lot and home is situated and how we currently look 
across the lake well over 180 degrees. We only have a cove to the right. Our main view is the wide water to the left. 
The new home will block our view to the left of the oak tree regardless but in addition it will take out a large chunk 
of the view to the right as well. 

Thank you, 
Michelle Randolph 
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Sent from my iPhone 
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Planning & Zoning 
Board Regular agenda item 

Meeting 

item type Public Hearings meeting date May 4, 2021 

prepared by Allison McGillis approved by Bronce Stephenson 

board approval Completed 

strategic objective 

subject 
SUB #21-02 and ZTA #21-01: 

item list 
Request of A&R Real Estate Development LLC for: Approval to subdivide the vacant 
property, platted as Lots 25 & 26 on Loch Lomond Drive into two buildable single-
family home lots. 
Request of the City of Winter Park for: An Ordinance amending Chapter 58, Article I, 
Comprehensive Plan, future land use map so as to change the future land use 
designation of Office to Single-Family Residential on Lots 25, 26 and 27 on the 
corner of Loch Lomond Drive and Moray Lane. 

motion / recommendation 

Staff recommendation is for approval of both matters. 

background 

Background for the Subdivision/Lot Split Request 

A&R Real Estate Development LLC (contract purchaser) has the three lots (Lots 25-27) at 
the corner of Loch Lomond Drive and Moray Lane under contract for purchase to 
redevelop as three individual single-family homes. The Zoning is single-family residential 
(R-1A). Lot 27 on the corner of Loch Lomond Drive and Moray Lane has an existing home 
on it and is a buildable lot. Lots 25 and 26 immediately to the east fronting on Loch 
Lomond Drive (are in the same ownership) and are vacant lots. They are 60-foot wide 
lots at the street. Under the Zoning Code provisions “if two or more lots with continuous 
frontage are under a single ownership… the lots shall be considered to be an undivided 
parcel for the purposes of this zoning article”. As a result, this subdivision or lot split 
request is required to use the two platted lots for two individual new homes. 
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During the City’s review process of subdivisions or lot split requests, there are two criteria
that are reviewed.  First is the ‘Zoning Test’ as to conformance with the zoning criteria.
The next is the ‘Subdivision Code Test’ which is conformance to the neighborhood
character.

 

Zoning Test

As indicated above, each lot is 60 feet wide at the street and has 9,586 square feet of land
size. The R-1A zoning requires a minimum lot size of 75 feet of lot width and 8,500 square
feet of lot area. Thus, variances are requested from the R-1A 75-foot lot width dimension
standards.

 

Lot Conformance to Subdivision Code Test

There are 19 other homes within this immediate neighborhood and block with the same
R-1A zoning (see attached map).  Of those homes, eleven (57%) are conforming lots with
75 feet of width or greater and eight (43%) are 55-65 feet in width.  What is also important
is that seven existing homes that are immediately to the east on Loch Lomond Drive or
immediately to the rear of this site on Nairn Drive are the ones that are 55-65 feet in
width.  Thus, while the lot widths proposed are not (on average) comparable to the entire
block, the proposed lot widths are exactly the same as the immediate neighboring
properties. 

 

No Impact on Floor Area Ratio

The applicant is aware of the recent code change that limits the maximum floor area
ratio to the same 38% FAR as exists today on the combined lots versus the maximum 43%
FAR that would otherwise apply after the lots are split.  As a result, the square footage of
the future homes/structures on these lots is unchanged.  The difference is that the
square footage can be divided into two homes versus one home.  The applicant can now
build one home of 7,286 square feet in size on these two lots.  After the split, they can
build the same square footage (3,643 sq. ft.) on each lot.  The applicant believes that the
two smaller homes are much more compatible with the neighborhood than one much
larger home.
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Development Plans

The applicant has provided generalized plans for the type of homes that they plan to
build, and general site plans for the layout of the proposed new homes. The applicants
will comply with the normal single-family development standards, setbacks, etc.

 

Comprehensive Plan Future Land Use Change

Dating back to when this neighborhood was annexed from Orange County in 1980, the
future land use of most of the neighborhood is Office.  However, the City’s
Comprehensive Plan contains the Policy (below) that limits the development along Loch
Lomond Drive to single family residential.  In order to start the ‘housekeeping’ of
consistency, the staff has added to this agenda item, which is a change to the future land
use map to match the single-family zoning.

 

Policy 1-C-10:  Land Use Consistency on Loch Lomond Drive, East of Hospital
Notwithstanding the future land use text elsewhere in this element, for the office future
land use category and for future land use and zoning compatibility; that within the land
area to the east of the Winter Park Hospital that fronts on Loch Lomond Drive across
from Cady Way Park, the office future land use category shall only be deemed consistent
with single family residential (R-1A) development and while subdivision variances may be
approved to allow smaller lots for future redevelopment, that redevelopment shall only
be of single family homes.  

 

Summary

The sellers of this property bought these two lots at different times and had no idea that
the Zoning Code views them as a single parcel.  The split creates lots that exceed the
minimum R-1A lot size except for the frontage.  The 60-foot frontage is the same as the
most immediate homesites to this property.  The proposed split is in conformance with
the Comprehensive Plan policy for Loch Lomond Drive.  These new homes could energize
redevelopment of new homes along Loch Lomond in this attractive setting across from
Cady Way Park.

 

Applicable Codes
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The applicable Comprehensive Plan policy and Subdivision Code section governing lot
splits are below:

 

RELEVANT COMPREHENSIVE PLAN POLICIES:

 

Policy 1-5.2.8: Subdivision of Land and Lot Splits for Non-Lakefront Single Family & Low
Density Multi-Family Property. The City shall consider approving subdivision and lot split
applications, which are not lakefront properties and which are not estate lots in areas
designated single family, low density or multi-family residential, when the proposed new
lots are designed at size and density that meet adopted subdivision regulations. The City
Commission in consideration of lot consolidation requests may limit the applicable floor
area ratio as a condition of approval in order to preserve neighborhood scale and
character.

 

Policy 1-6.3.1: Protect Trees. The City shall promote the proliferation and preservation of
trees throughout the City, minimize the removal of protected trees, and require
compensation and replanting for the loss of protected trees in various stages of maturity
on public and private property in order to preserve the quality of life in the City well into
the future.

 

Policy 5-2.7.2: Tree Protection from Development Activities. The City shall protect and
conserve specimen and other significant trees from destruction by development activities
through the site development process.

 

ARTICLE VI. - SUBDIVISION AND LOT CONSOLIDATION REGULATIONS

 

Sec. 58-377. - Conformance to the comprehensive plan.

 

(a) In the City of Winter Park, as a substantially developed community, the review of lot
splits, lot consolidations, plats, replats or subdivisions within developed areas of the city
shall insure conformance with the adopted policies of the comprehensive plan as a
precedent to the conformance with other technical standards or code requirements.
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(b) In existing developed areas and neighborhoods, all proposed lots shall conform to the
existing area of neighborhood density and layout. The proposed lot sizes, widths, depths,
shape, access arrangement, buildable areas and orientation shall conform to the
neighborhood standards and existing conditions. This provision is specifically intended to
allow the denial or revision by the city of proposed lot splits, lot consolidations, plats,
replats or subdivisions when those are not in conformance with the existing
neighborhood density or standards, even if the proposed lots meet the minimum
technical requirements of the zoning regulations.

 

(c) In determining the existing area or neighborhood density and standards, for the
consideration of lot splits, plats, replats or subdivision of other than estate lots or
lakefront lots, the planning and zoning commission and city commission shall consider
the frontage and square foot area of home sites and vacant properties with comparable
zoning within an area of 500-foot radius from the proposed subdivision.

 

(d) In order to implement the policies of the comprehensive plan, the city commission
may also impose restrictions on the size, scale, and style of proposed building, structures,
or other improvements. This provision shall enable the city commission to impose
restrictions on the size, height, setback, lot coverage, impervious area or right-of-way
access such that proposed building and other improvements match the dimension and
character of the surrounding area or neighborhood.

alternatives / other considerations

fiscal impact
 
ATTACHMENTS:
2_backup for - Loch Lomond Lot Split.pdf
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Adjacent

Residence # 2141

FFE=92.76'

Fnd. 3/4" Iron Pipe
(No Identification)
(1.32'N, 3.61'E)

Storm Inlet
Top Elev: 91.49'
E. Invert: 88.69'

Storm Inlet
Top Elev: 91.27'
N. Invert: 87.79'
W. Invert: 87.76
S. Invert: 87.68'

Storm Inlet
Top Elev: 91.38'
E. Invert: 88.79'

Phone
Riser

Underground Flagged Gas Line

Set. 1/2" Rebar

& Cap "LB # 7623"

PC

Fnd. 1/2" Iron Pipe
(No Identification)

(1.63'S, 1.29'E)

Light
Pole

0.0'

0.1'W

CERTIFIED TO: SHANE ACEVEDO

Flood Description:
BY PERFORMING A SEARCH WITH THE LOCAL GOVERNING MUNICIPALITY OR
WWW.FEMA.GOV, THE PROPERTY APPEARS TO BE LOCATED IN ZONE X. THIS PROPERTY
WAS FOUND IN CITY OF WINTER PARK, COMMUNITY NUMBER 120188, DATED 9/25/2009.

Lot 6

Block 9

Set.
 1/

2" 
Reb

ar

& Cap
 "L

B # 
76

23
"

PC

5' UE

5' UE

Tree Note:

Palm   -   Denotes Tree Type
(18")   -   Diameter of Tree measured at Chest Height
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