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SPR 4:16 Request of Shannon Calzada for approval to build an 820 square foot, 
one-story addition to the single-family home located at 1803 Barker 
Drive on Lake Spier. 

 

 
Shannon Calzada (property owner), is requesting approval to construct an 820 
square foot, one-story addition to the single-family home located at 1803 Barker 
Drive on Lake Spier. The upland area of this lot measures 15,446 square feet, and 
is currently occupied by a 2,576 square foot, one-story home.  
 
The 820 square foot addition will increase the square footage of the home to 3,396 
square feet, which on this lot yields a floor area ratio (FAR) of 22%. Therefore, the 
proposed home is within the maximum allowed 33% FAR and 50% impervious area.  
 
TREE PRESERVATION:  The Code direction on water front lots is “to preserve 
existing trees to the degree reasonably possible.” The location of the addition will 
not require any trees to be removed from the site. 
 
VIEW FROM THE LAKE:  The finish floor elevation of the addition will be at the 
same elevation as the existing home, and the addition will not drastically change 
the views from the lake than what exists today.  
 
VIEW OF NEIGHBORS:  The proposed addition will not affect the views of the lake 
of the neighboring properties due to the orientation of these homes. 
 
STORM WATER RETENTION:  The applicant has not provided details of how they 
will be handling onsite stormwater retention. However, even with a small addition, 
the City’s zoning code requires incorporation of a swale or berm retention system to 
retain the first inch of stormwater runoff.  
 
SUMMARY:  Overall, the plans meet the intent of the lakefront review criteria. 
Staff does not see any significant concerns with the proposed home as presented. 
 
 
STAFF RECOMMENDATION IS FOR APPROVAL with the following condition: 

1. That the project incorporate a one-foot deep swale along the 
lakefront to retain the first inch of stormwater runoff.   
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REQUEST OF WALTER RAY TO: AMEND THE OFFICIAL ZONING MAP TO 
CHANGE FROM SINGLE FAMILY RESIDENTIAL (R-1A) DISTRICT ZONING TO 
LOW DENSITY RESIDENTIAL (R-2) DISTRICT ZONING ON THE PROPERTY AT 
2281 NAIRN DRIVE. 
 
REQUEST OF WALTER RAY FOR: CONDITIONAL USE APPROVAL UNDER 
THE CLUSTER HOUSING PROVISIONS OF R-2 ZONING TO BUILD A THREE 
UNIT CLUSTER HOUSING PROJECT OF TWO-STORY TOWNHOUSES AT 2281 
NAIRN DRIVE, ON PROPERTY TO BE ZONED R-2, PROVIDING FOR CERTAIN 
EXCEPTIONS AND FOR A DEVELOPMENT AGREEMENT, IF REQUIRED. 

 
 
 
Walter Ray (contract purchaser) is requesting the following:  

1. To change the zoning from Single-Family (R-1A) to Low-Density Residential 
(R-2) on the property located at 2281 Nairn Drive; and 

2. Conditional Use approval for a three-unit cluster housing project of two-story 
townhomes, on the plans submitted. 
 

The property is 75 feet wide along Nairn Drive and widens out towards the rear of 
the property. The undeveloped property measures 15,046 square feet in size.  
 
Property Future Land Use and Zoning Characteristics:  The Comprehensive Plan 
Future Land Use for this property and surrounding area designates this neighborhood 
as Office Professional. This was adopted in 1992 when the City annexed this area. 
Orange County had already agreed in their Comprehensive Plan to allow this 
neighborhood to evolve from single-family residential to office or multi-family. Both 
types of buildings (offices and townhomes/apartments) are permitted by the Office 
Future Land Use designation, however the residential component must be located on 
the second floor or above. The City of Winter Park adopted the same Office Future 
Land Use category in our Comprehensive Plan upon annexation. Therefore, staff feels 
that changing the Future Land Use designation is not necessary. 
 
In 2003 the City approved a rezoning to R-2 on 2232 Hawick Lane, which is to the 
northwest of this property, and now holds four townhomes. Also, in 2005 the City 
approved a rezoning to R-2 on 2241 and 2251 Nairn Drive, which also holds four 
townhomes. Additionally, the three other properties along Nairn Drive were rezoned 
to R-2.  
 



Request for Conditional Use Approval:  When an R-2 zoned property abuts an R-
1A single-family zoned property, there are restrictions on the R-2 property to limit it 
to 45% floor area ratio (FAR) versus the 55% normally permitted. The proposed 
three-unit, two-story townhomes will be 2,192 square feet each, which equals a total 
project square footage of 6,576 square feet, and a FAR of 43.7%. The maximum 
impervious coverage is 65%, and the project is proposing 45.75%. Building height 
of these townhomes are proposed at less than the Code permits at 27 feet.  
 
The project is meeting or exceeding the required setbacks with the exception of the 
rear second-story setback. The Code requirement is 25 feet to the first story and 35 
feet to the second story when an R-2 property is abutting a single-family home. Unit 
3, which is located in the rear of the property has a second story component that is 
34 feet and 11 inches from the rear property line. Therefore, the applicant is 
requesting a variance to be one inch closer than the required 35 foot second story 
setback. Due to the unusual configuration of the lot to the east of the property, 
depicted on the attached site map, the variance does not make the proposed second 
story component closer to a buildable area since this lot has a triangle portion that 
jets out to the rear of the property in question.    
 
Furthermore, to save the 42’’ cedar tree located in the western portion of the site, 
the applicant is also requesting a variance to allow the drive aisle to be one and a 
half feet from the property in lieu of the required two feet. The drive aisle would curve 
around either side of the tree to create a landscape island to save the cedar tree. The 
City’s Urban Forestry department has stated that the cedar tree is not in the best 
condition, and would likely not survive the site construction. The applicant has agreed 
that if the cedar tree does not survive, they will replace the island with landscaping. 
The applicant did not provide a final landscape plan, but these plans can be 
administratively approved.  
 
Onsite storm water retention is proposed in the rear portion of the site.  At this 
preliminary stage, that plan has not been engineered but will be located in the rear 
(north) portion of the property. There is ample area in this portion of the property to 
accomplish the required retention.   
 
The parking required for this project is seven parking spots. The applicant is 
proposing three one-car garages for each unit, three parking spots in the rear of the 
property, and one parking spot in front of unit number one’s garage. There is enough 
space in this area to accommodate the City’s standard nine feet by eighteen feet 
sized parking spot.  
 
Planning Staff Analysis:  The key element in these conditional use reviews for 
cluster housing is compatibility with the scale and character of the surroundings. As 
previously mentioned, there are several townhome projects within this neighborhood. 
The layout of this particular project has the front unit facing Nairn Drive, which gives 
it the appearance of a single-family home, and has the other two units directly 
behind. Since this eastern side of the neighborhood has not seen any townhouse 
construction, the architectural style and building layout is intended to blend in more 
with the surrounding single-family homes.  



 
Special attention needs to be paid to the placement of the necessary sanitary lift 
station for the project. Currently, the plans show the lift station to the east of unit 
two and three which cannot be viewed from the street. Also, a landscape hedge is 
proposed to surround the lift station. As these plans are not final engineering 
drawings, if these items were to be moved to a location where they were visible from 
the street or adjacent properties, this would quickly diminish the visual appeal of the 
development. There are conditions recommended to address these circumstances. 
 
Summary:  This particular project appears to be in harmony with the neighborhood. 
It will also permit the continuation of this type of redevelopment scenario we have 
already began to see along Nairn Drive and Hawick Lane. Overall, the project meets 
all the development standards of the R-2 zoning district, and will have an 
architectural appearance that is compatible with the surrounding residential 
properties. 
 
STAFF RECOMMENDATION IS AS FOLLOWS: 

1. APPROVAL of the request to change the zoning on the property located 
at 2281 Nairn Drive from Single-Family Residential (R-1A) to Low-
Density Residential (R-2).  

2. APPROVAL of the Conditional Use request together with the variances 
requested, pursuant to the sanitary lift station be located where not 
visible from a public street or adjacent properties, and shall also be 
landscaped so as to be effectively screened from view. 
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REQUEST OF RON SCARPA AND BOB WALKER FOR: SUBDIVISION OR 
LOT SPLIT APPROVAL TO DIVIDE THE PROPERTY AT 2098 EAST END 
AVENUE, ZONED R-1A, INTO TWO SINGLE FAMILY BUILDING LOTS.  LOT 
DIMENSION VARIANCES ARE REQUESTED FOR THESE LOT DIMENSIONS 
THAT ARE LESS THAN THE 75 FEET OF LOT WIDTH AND 8,500 SQUARE FEET 
OF LOT AREA REQUIRED IN THE R-1A ZONING.  A VARIANCE IS ALSO 
REQUESTED TO ALLOW THE EXISTING HOME AT 2098 EAST END AVENUE 
TO HAVE A FIVE FOOT SIDE SETBACK. 

  
 
Mr. Ron Scarpa and Mr. Bob Walker (contract purchasers) are requesting 
subdivision or lot split approval to divide the property located at 2098 Eat End 
Avenue into two single-family lots.  The zoning of this property is R-1A. The 
property is currently occupied by one single-family home on the north or corner lot, 
which the applicants plan to remodel.  Then they would build a new home on the 
southern platted lot.   
 
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 ‘Comprehensive Plan Test’ which is conformance to 
the neighborhood character. 
 
ZONING TEST:  This existing property is 103.5 feet wide on East End Avenue and 
14,386-square feet in size.  The subdivided lots are proposed to be 53.5 feet wide 
for the corner lot and 50 feet wide for the interior lot, with lot areas of 7,297, and 
6,950-square feet in size, respectively. The R-1A zoning requires a minimum of 75 
feet of lot width, and a minimum of 8,500-square feet of land area. Thus, this 
request does not meet the R-1A lot dimension or land area standards, and 
variances are requested.  The applicants are also asking for a side setback variance 
for the existing home on the corner lot in order to keep it at the current 
nonconforming five foot side setback, rather than demolish that home. 
 
COMPREHENSIVE PLAN TEST:  There are many neighborhoods in the City that 
are zoned R-1AA or R-1A, but the existing character may be significantly different 
than the zoning code minimums. In some cases the typical lots are smaller or larger.  
The Comprehensive Plan test, or comparison, is a door that swings both ways.  In 
some cases, it can substantiate a relaxation of the minimum lot dimensions, and in 
other cases it can require larger lot sizes than the minimums.   
 
As a result, the practice outlined in the Comprehensive Plan and the Subdivision 
Code (attached) is to look at the surrounding neighborhood to compare the standard 
lot sizes. The Code dictates that the review area is within a 500-foot radius of the 
subject property, and limited to those in the same zoning.   

 



 
 
There are 102 homes within this neighborhood along Parkland Drive, Winter Park 
Road, and Eastern Parkway, Woodside, Hammerlin and East End Avenues with the 
R-1A zoning (see attached map).  The average lot width is 62.9 feet. 
 
Using the average method is unfair to the applicant in some cases. In this case, the 
smallest lot size is 50 feet, and the largest lot size is 104 feet. When lot widths 
double the size of the smallest lot width are averaged, it makes it almost impossible 
to come up with an average of 50 feet. Another way to compare the lot widths is by 
looking at the median lot width. From this 102 home survey, the median lot width 
is 65 feet, and 39% of the homes have lots less than 55 feet. Thus, the proposed 
lot widths of 50-53.5 feet compares favorably to 39% of the neighborhood. 
 
The average lot area from this 102 home survey is 8,025-square feet, and the 
median lot area is 7,579-square feet.  Thus, the proposed lot areas (6,950 to 
7,297-square feet each) compares favorably to the median lot area of the 
neighborhood. 
 
APPLICABLE CODES:  The applicable Comprehensive Plan policy and Subdivision 
Code section governing lot splits are on the following page. 
 
DEVELOPMENT PLANS:  The applicant has provided a generalized front elevation 
for the type of home that they plan to build on the vacant southern lot, and a 
general site plan for the layout of the proposed new home. On the northern corner 
lot the existing home will be renovated.  On this vacant lot, the applicants will 
comply with the normal single-family development standards, setbacks, etc. 
 
The new home they plan to build will also require removal of a 49’’ laurel oak and a 
22’’ live oak that the City’s Urban Forestry department states are healthy, and 
should be preserved.  
 
PREVIOUS LOT SPLITS:  The P&Z Board will remember back in January, 2016 
when the Board had a similar lot split request at 2715 Woodside Avenue, which was 
approved by P&Z and the City Commission.  Those lots were each 52 feet wide and 
7,800 square feet in lot area.  The staff, at that time, indicated that this property at 
2098 East End Avenue as well as at 2700 Winter Park Road and 2737 Woodside 
were similar cases that could be decide to apply for similar lot split variances. 
 
SUMMARY:  Based on the advice from the City Attorney, the staff will no longer 
make recommendations for “approval” of lot splits with variances.  The issue is that 
if staff says that the applicants meet the criteria for a variance, then it effectively 
ties the hands of the P&Z Board to make a differing recommendation.   
 
However, the same criteria still exists in the Comprehensive Plan and Subdivision 
Code regulations that the P&Z can base their recommendation on the 
Comprehensive Plan Test of the comparison with lot sizes in the immediate 
neighborhood. The Planning and Zoning (P&Z) Board then has the factual 
justification for approval or denial based on those statistical comparisons. 
 
In recognition that variances are required and based on the 
recommendations of the Urban Forestry Department, the Staff 
Recommendation is for Denial. 



 
 
RELEVANT COMPREHENSIVE PLAN POLICY: 

 
Policy 1-3.6.8: Subdivision of Land and Lot Splits for Non-Lakefront Single 
Family and 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 consistent with the existing conditions in the surrounding neighborhood 
within a radius of five hundred (500) feet. 

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.  
 
(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.  
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REQUEST OF Z PROPERTIES FOR: TO COMPLY WITH THE CONDITION OF 
APPROVAL BY THE CITY COMMISSION ON APRIL 25, 2016 FOR THE SUBDIVISION 
OR LOT SPLIT OF 360 BELOIT AVENUE INTO TWO LOTS; SUBJECT TO THE FINAL 
ELEVATIONS AND FLOOR PLANS OF THE TWO NEW HOMES (WHICH MUST BE 
ORIENTED TO FACE BELOIT AVENUE) BE APPROVED BY THE PLANNING AND 
ZONING BOARD FOLLOWING DISTRIBUTION OF SUCH PLANS TO THE PROPERTY 
OWNERS WITHIN 500 FEET OF SAID PROPERTY.   
 
 
Z Properties, Inc. received subdivision or lot split approval to divide the property at 
360 Beloit Avenue into two (2) single-family lots from the City Commission on April 
25, 2016.  That approval by the City Commission was made with a condition that 
the approval was “subject to the final elevations and floor plans of the two new 
homes (which must be oriented to face Beloit Avenue) be approved by the Planning 
and Zoning Board following distribution of such plans to the property owners within 
500 feet of said property.   
 
The plans for the two proposed homes are attached. The plans submitted include the 
first floor plan layout as this part is critical to the direction provided to the applicants 
to redesign the homes so that they fronted onto Beloit Avenue.  The submission 
does not include the second floor plan layout as this is not essential to the directions 
provided by the Planning Board and the City Commission.   
 
The house plans including elevations and floor plans have been significantly changed 
with respect to front doors and interior floor plans since the original submittals.  The 
plans now comply with the requests of the neighbors and the City Commission that 
the new homes “front” on Beloit Avenue in both form and function.  There is only 
one front door, which faces Beloit Avenue and both homes have front walkways 
leading to the front door from the sidewalk along Beloit Avenue.  The residents can 
also enter via the garage but for any visitors or service workers, the front door on 
Beloit Avenue is clearly the main entrance and method of entering the home.  This is 
similar to the access arrangement and appearance of the homes on the north side of 
Beloit Avenue. 
 
Also to make the image similar to the north side of Beloit Avenue, a low front yard 
wall is proposed for both homes that also help to define Beloit Avenue as the front of 
the homes.  These plans now subject to the revisions that have occurred, comply 
with the design direction that they “front” on Beloit Avenue.    
 
Staff Recommendation is for Approval.  
















