
 
 

Regular Meet  
January 11, 20  

Commission Chamb  
 

 
 

NO PUBLIC INPUT WILL BE TAKEN AT THIS MEETING. 
 
 
 

1.  State Office Building Notice of Disposal discussion 3:30 p.m. – 5:30 p.m. 
 
 
 

 

Work Session 
 

2 p.m. 
February 22, 2010 

Commission Chambers 

City Commission Work 
Session  

3:30 p.m. – 5:30 p.m. 
Tuesday, September 20, 2011 

Commission Chambers 



MEMORANDUM 

DATE:    September 9, 2011 

TO:    Mayor and City Commissioners 

CC:    Randy Knight, City Manager 

    Michelle del Valle, Assistant City Manager 

    Jeffrey Briggs, Planning Director 

 

FROM:    Dori DeBord, AICP, Economic Development/CRA Director 

 

RE:    Notice of Disposal Proposals on 941 W. Morse Boulevard 

 
 

At the July 25, 2011 City Commission meeting, you authorized staff to move forward with a Notice of 

Disposal(NOD) for the city‐owned property located at 941 West Morse Boulevard, commonly known as 

the State Office Building. The NOD ran in the Orlando Sentinel on Thursday, July 28th acknowledging the 

City’s desire to receive offers on the property and requiring all submittals to be in to the City Clerk’s 

Office by 10 a.m. on August 29, 2011. 

 

Staff received five proposals at the opening on August 29, 2011. All five proposals and any attached 

letters are included with this packet.  Staff has evaluated these proposals and has put together a 

comparative spreadsheet briefly highlighting the proposal and based on staff’s review, giving the 

benefits and concerns about each one.  Included in this spreadsheet is a column highlighting the current 

land use, zoning and development potential of the site based on the City’s adopted Comprehensive Plan 

and the Land Development Code. 

 

The reason for the workshop is to give the Commission the opportunity to review the proposals in detail, 

ask questions and receive input both from staff and the proposers at this meeting. Staff recommends 

giving each proposer 10 minutes to give an overview of their submittal and take questions.  This will 

allow you as a Commission time to consider the responses prior to taking action at the City Commission 

meeting scheduled for September 26, 2011. 

 

If you have any questions prior to the workshop, please contact me at (407) 599‐3665. 

 

 



State Office Building NOD Proposals

Project Developer Casto CNL/Progress Point LLC Eagle Summit Partners Pollack Partners Current Conditions

Proposal Type Joint Venture Property Exchange Sale Sale

Proposed Uses Multi Family "A" Multi Family "B" Mixed Use Office Senior Living Village Multi-family Residential

Details
137 unit active senior 

lifestyles (age 55+)
106  unit family 

Casto and the City would contribute, free and clear 

their parcels into a joint venture. Casto would front the 

cost of preliminary design (up to $50,000) to be repaid 

from the sale or income from the joint venture. Casto 

will operate as the master developer for both 

properties and be the managing partner of the Joint 

Venture, responsible for the day-to-day management 

including financing, design and engineering of the 

project based on mutual consent by the City and Casto.

CNL proposes to exchange property owned by the City at 941 W. 

Morse Boulevard for property owned by Progress Point, LLC located 

at 1150 N. Orange Avenue. This will be through fee-simple transfer of 

the property title. The City will provide credit for the demolition of 

the State Office Building on the City property. 

Eagle Summit Partners proposes a project 

known as Celebrations Winter Park - 

consisting of 115 unit Assisted Living Facility 

and a separate 48 unit memory Care Center.  

The total square footage of both buildings is 

139,733 square feet.

Pollack Partners proposes to construct and operate a 

multifamily long term rental residential development of at least 

325 units.

FLUM Designation: Office and 

Professional

Project Details

Three 4 story buildings; 

1.1 parking spaces/unit, 

underground retention, 

bus shelter along 

Denning, balconies along 

Denning

Three 3 story buildings; 1.6 

parking spaces/unit; 

underground retention; 

bus shelter location along 

Denning 

Proposed Mixed Use Development which may include 

the following components:  Office, Library, 

Commercial, Hotel, Senior Living, Parking Structure

Upon the exchange of property, the developer intends to demolish 

the existing building and construct approximately 80,000 square feet 

of office space on the site.  Upon successful execution of the 

exchange process, the developer intends to have the building 

constructed by mid-year 2013. 

The Assisted Living Community is proposed 

as a three story structure, primarily facing 

Denning Drive. The two-story Memory 

Center will be located internal to the site.  

The parking area rings the west side of 

project with1.02 parking spaces/unit.

This multifamily project will contain three to four story buildings 

wrapping a concealed concrete parking deck. The density of the 

project is up to 75 DU/acre. Deck parking is 1.65 spaces/unit.  

Upon contract acceptance, the developer estimates final 

completion by January 2013.

Permitted Zoning: O-1; 

Conditional Use of residential up 

to 17 DU/acre above ground/first 

floor; Maximum  FAR of .45; 

Maximum Building Height 3 

Stories

Purchase Price TBD Exchange $1,650,000 $6,200,000 Purchased by the CRA for 

$540,000 in 2005

Benefits:

A joint venture provides the City and Casto the 

opportunity to plan and construct a unified 

development within the CRA. This program would 

allow the City to have long-term investment on the 

property through a lease agreement or a potential 

future sale of the land. This proposal could offer the 

most lucrative long-term return on the property based 

on anticipated increases in property values and 

combining the two parcels for even greater 

development opportunity.

The exchange of these two properties has the potential to provide 

for immediate redevelopment within the CRA along the Morse 

Boulevard corridor, a gateway into downtown Winter Park.  The 

proposed building also meets all current land use and zoning code 

requirements.  Added benefits area  useable parcel of land at 

somewhat equal value along Orange Avenue, another Winter Park 

gateway, that the City could either utilize or sell at a later date.  This 

parcel also has permitted uses under the Office land use and O-1 

zoning but has been designated in the Comprehensive Plan as a 

potential PD-1 site.  CNL has also mentioned the possible location of 

a corporate headquarters as a major tenant in the new construction. 

This would continue to add energy and recognition as a center for 

corporate headquarters in this area.

The proposal provides an analysis showing 

the lack of senior housing facilities within 

the Winter Park area, specifically around 

this corridor.  Eagle Summit Partners 

estimates the value to the tax base between 

$15 million and $20 million at build out, 

providing 67 permanent jobs to the City of 

Winter Park.  These residents would be able 

to utilize the proximity to the Winter Park 

Village and the City's park facilities.

The proposal outlines the need for multi-family residential units 

within this corridor and that a higher density lifestyle is needed 

to provide substantial yield to provide return on the property.  

This type of use would continue to promote the City's concept 

of walkability and community.

Est. Taxable Value at 

Completion:

 $10.4 million (137 

residential units at 

$76,000 Taxable Value 

per unit) 

 $8.06 million (106 

residential units at $76,000 

Taxable Value per unit) 

Cannot be determined. $9.02 million (82,000 SF Office building at $110 Taxable Value per SF)
 $12.4 million (163 residential units at 

$76,000 Taxable Value per unit) 

 $24.7 million (325 residential units at $76,000 Taxable Value 

per unit) 

 Property is exempt from 

taxation but currently assessed 

at $5.24 million. 

Concerns:

There would need to be a land use amendment and 

rezoning on both parcels to allow for a mixed use 

concept.  There is also limited information about the 

terms of a joint venture agreement provided in the 

proposal, especially with regard to any development 

timing. 

There is no cash offered to the City as part of this deal. The overall 

value of both parcels becomes the significant concern with this 

proposal. The City solicited an appraisal of both parcels in June, 

2011. The appraisals showed the State Office Building site valued at 

$6.5 million and the Progress Point site valued at $4.7 million. CNL 

also contracted for appraisals on both sites.  Their appraisals show 

the sites valued at $5.01 million  and $4.88 million respectively.  CNL 

has also included an exchange table in their proposal that narrows 

the value further, given the credit requested for the demolition of  

the building and the payment of the Orange Avenue assessments.  

Staff recognizes that there could be a continued debate with regard 

to the appraisals.  Given this, the City may want to consider any 

difference in he appraisals as an incentive to the developer to 

encourage the redevelopment of the site and the possible placement 

of one if not two corporate headquarters, further enhancing this 

corridor.

This project would require a change of land 

use and rezoning.  The overall FAR exceeds 

the City's current permitted density 

coverage on this parcel. In addition, the 

developer has submitted a sales price that is 

significantly below the current appraised 

value of the property. If there was interest 

to develop this use, the City would need to 

negotiate an acceptable sales price based 

on current market value.

The proposed project density far exceeds any allowable density 

in the City's Comprehensive Plan. To the extent that it is 

proposed to be three times higher than the high density land 

use category would require significant modifications to the 

City's Comprehensive Plan. With that noted, the ability to utilize 

this increased density in any other area of the City becomes a 

concern.  Additionally, while the price point is higher than the 

appraised value of the property, the significant change to the 

City's Comprehensive Plan and the potential change of the land 

value caused by this change makes this proposal difficult to 

evaluate.  Should the City make such a significant change to the 

Comprehensive e Plan, it would shift the potential entitlements 

and value of the City's property as well, thereby allowing 

greater value than appraised to date. Should that occur, the 

City should reconsider offers for this site based on these new 

densities.

Atlantic Housing Partners, LLP

$1,000,000

Sale

Multi-Family Option "B" could be met through a 

change of land use to High Density Residential with a 

rezoning to R-4.  Density aside, this project would fit 

into the needs of the area and could provide multi-

family housing stock that would complement the 

City's park and Winter Park Village.

Multi-Family Option "A" would require a change to the 

height limit in this area and the density exceeds the 

maximum allowable density for any residential 

designation in the Comprehensive Plan.  Additionally, 

the sale price offered for the property is significantly 

below both the Property Appraiser's assessment as 

well as any appraisals that have been completed 

within the past two years on the site. If the City were 

interested in pursuing either of these uses, a sales 

price would need to be negotiated that reflects a price 

closer to current market value.



 

 

 

 

 

 
 
 
 
The City of Winter Park is seeking to dispose of its property located at 941 West Morse 
Boulevard. The property is just north of Fairbanks Avenue at the intersection of West Morse 
Boulevard and North Denning Drive.  This high profile parcel is centered in the heart of Winter 
Park and is less than one mile from Winter Park’s historic Park Avenue and Hannibal Square. 
 

• Parcel No. ID 01-22-29-3604-04-000 • 5.0 acres on Morse Boulevard 

• 63,894 SF office building with on-site parking  • Maximum height limit of 42.5 feet  
• Future Land Use: Office Professional • Zoned O-1  
• Just four blocks west of the future  

Winter Park SunRail stop  
• Easy access from Morse Boulevard and 

Denning Drive 
• Great vehicular visibility • Pedestrian access to US Hwy. 17-92 and 

Winter Park Village 
 

Additional information is available from:  
• Economic Development/CRA Department in City Hall (401 Park Avenue South) 
• Dori DeBord, Economic Development/CRA Director  

  407-599-3665 or  ddebord@cityofwinterpark.org  
 

All proposals must be delivered to the Office of the City Clerk on or before Monday, August 29, 2011, at 10 a.m. 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

CITY OF WINTER PARK NOTICE OF DISPOSAL 

941 West Morse Boulevard, Winter Park, FL 32789 

 

 

It is the respondent’s responsibility to be sure that all information submitted is correct and complete and that the requirements for 

the proposal have been met.  Failure to do so may cause the proposal to be rejected from consideration.  The city reserves the right to 

accept or reject any or all proposals, in part or in total, as deemed in the best interests of the city.   

 

 

 

mailto:ddebord@cityofwinterpark.org�


Property Description: 
The City of Winter Park, Fla., intends to dispose of its property at 941 West Morse Boulevard, Winter Park, Fla., 
Tax Parcel Identification Number 01-22-29-3604-04-000, also described as All of Block D and the vacated street 
on the east and the vacated street on the north in the Hills Addition to Winter Park as recorded in Plat Book C, 
page 50, of the Public Records of Orange County, Fla. An existing 63,894 square foot office building, known as 
the McCarty Building which was originally constructed in 1958, is currently on the site. This parcel is located 
within the city’s community redevelopment area. The property is designated as Office on the city’s Future Land 
Use Map and is in the city’s O-1 Zoning District. 

• The city is interested in job creation and redevelopment. The ability to provide immediate tenants to the 
space will be a consideration during the review of the project.  

• The site can be demolished or rehabilitated depending on the developer’s preference. 
• The site should be developed within the threshold of the .45 Floor Area Ratio permitted under the city’s 

Land Development Code. 
• The green space and tree canopy fronting West Morse Boulevard are critical to the redevelopment of 

the site. The city strongly encourages developers to incorporate it into the design. 
 
Proposal Submission: 
Sealed proposals, including one original and five copies shall be delivered to the Office of the City Clerk, in City 
Hall, 401 Park Avenue South, Winter Park, Fla., 32789 on or before Monday, August 29, 2011 at 10 a.m., or they 
will not be considered.  It is the sole responsibility of the respondent to see that the company or individual’s 
proposal is in the hands of the city, stamped and dated by personnel in the City Clerk’s office before the due 
date and time indicated herein. 
 
It is the respondent’s responsibility to be sure that all information submitted is correct and complete and that 
the requirements for the proposal have been met.  Failure to do so may cause the proposal to be rejected from 
consideration.  The city reserves the right to accept or reject any or all proposals, in part or in total, as deemed 
in the best interests of the city.  The city accepts no responsibility for any costs incurred during the preparing or 
presenting of the proposals.  All proposals must be submitted in writing; no fax or telephone proposals will be 
accepted.  All proposals must be marked on the outside of the envelope with the proposal name and the time 
and date of the opening. 
 

For further information please contact Dori DeBord, Economic Development/CRA Director  
at 407-599-3665 or by e-mail at ddebord@cityofwinterpark.org 

 
 

 

 

 

 

 

 

 

 



 

 

Notice of Intent to Dispose of Property at  

941 West Morse Boulevard (State Office Building), Winter Park, Florida 

 

The City of Winter Park, Florida, intends to dispose of its property at 941 West Morse 

Boulevard, Winter Park, Florida, Tax Parcel Identification Number 01-22-29-3604-04-000, also 

described as All of Block D and the vacated street on the east and the vacated street on the north 

in the Hills Addition to Winter Park as recorded in Plat Book C, page 50, of the Public Records 

of Orange County, Florida. The property is zoned O-1 Office District. The City is interested in 

disposing of this property in return for a commitment to redevelop the site within the Community 

Redevelopment Area (CRA). 

 

The CRA is obligated to devote such real property only to the uses specified in the Community 

Redevelopment Plan and demonstrate that the proposed activity will serve to prevent the 

reoccurrence of slum and blight.  

 

Sealed proposals, 1 original and 5 copies, shall be delivered to the Office of the City Clerk, in 

City Hall, 401 Park Avenue South, Winter Park, Florida 32789 on or before August 29, 2011 at 

10:00 A.M. or they will not be considered.  It is the sole responsibility of the respondent to see 

that the company or individual’s proposal is in the hands of the City, stamped and dated by 

personnel in the Clerk’s office before the due date and time indicated herein. 

 

It is the respondent’s responsibility to be sure that all information submitted is correct and 

complete and that the requirements for the proposal have been met.  Failure to do so may cause 

the proposal to be rejected from consideration.  The City reserves the right to accept or reject any 

or all proposals, in part or in total, as deemed in the best interests of the City.  The City accepts 

no responsibility for any costs incurred during the preparing or presenting of the proposals.  All 

proposals must be submitted in writing; no FAX or telephone proposals will be accepted.  ALL 

PROPOSALS MUST BE MARKED ON THE OUTSIDE OF THE ENVELOPE WITH THE 

PROPOSAL NAME AND THE TIME AND DATE OF THE OPENING. 

 

This public notice complies with Florida Statutes Section 163.380.  Further information is 

available in the Economic Development/CRA Office at City Hall and by calling the Economic 

Development/CRA Director at 407-599-3665.  The notice of the CRA’s ultimate disposition of 

the subject real property to a specific party, and the terms and conditions of the disposition will 

be made at a duly noticed public meeting.  

 

/s/:  Cindy Bonham, CMC, City Clerk  

 

PUBLISH: ______________________, 2011 (Orlando Sentinel) 
G:\Docs\City of Winter Park\State office Building at Morse & Denning\Land Swap\Notice of Intent to Dispose of Property.doc 










































































































































































































































































































