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REQUEST OF ROLLINS COLLEGE FOR:  CONDITIONAL USE APPROVAL FOR PHASE 
TWO OF THE ALFOND INN PURSUANT TO THE DEVELOPER’S AGREEMENT BETWEEN 
THE CITY OF WINTER PARK AND ROLLINS COLLEGE, DATED DECEMBER 16, 2011 TO 
INCLUDE 70 ADDITIONAL HOTEL ROOMS, A 7,000 SQUARE FOOT SPA/HEALTH CLUB, 
4,000 SQUARE FEET OF MEETING/GALLERY SPACE, 323 SQUARE FEET OF RETAIL SPACE 
AND A PARKING GARAGE AND ON-SITE PARKING OF 152 SPACES ON THE PROPERTY AT 
300 EAST NEW ENGLAND AVENUE.   
 
 
 
Rollins College is requesting approval to amend the Conditional Use previously granted for 
the Alfond Inn at 300 E. New England Avenue, pursuant to the approved Development 
Agreement in order to expand the Alfond Inn with 70 additional hotel rooms, a 7,000 
square foot spa/health club, 4,000 square feet of meeting/gallery space, 323 square feet 
of retail space and a parking garage with on-site parking of 152 spaces. 
 
Prior Hotel History:   
This Conditional Use request for the Alfond Inn expansion is a Development Agreement 
'amendment' because the original project on the Langford Hotel site was approved in 
August, 2001.  As background, the original Langford Hotel was built and operated on this 
site based on the R-4 conditional use provision for “apartment hotels”.  That “apartment 
hotel” conditional use was defined as a project with at least 24 permanent apartments or 
condos and then the balance of the project could function as a commercial hotel.  In those 
days, prior to the sale of the Langford Hotel, the 24 permanent units were across the 
street (New England) at the Langford apartments.  Since the Langford apartments were 
not part of the sale at the time of the approval in August, 2001, in order to fulfill the 
requirements for permanent units and to help defray the cost of the project, the City 
approved the condominium, “The Residences”, at the corner of Lyman and Interlachen 
Avenues.    
 
Over the intervening years, there were six different amendments approved to the original 
redevelopment plans.  Sometimes it was just a different internal makeup of the project 
and other times the building project was modified.  Those amendments changed the 
numbers of hotel rooms, physical area of spa/health club, restaurant and 
ballroom/meeting room areas.  At one time it was to be a condo hotel.  Various changes 
transpired until the 6th amendment was approved in November 2007.  Rollins College 
purchased the property in 2009 and came to the City in 2011 for the approvals that 
resulted in the Alfond Inn, as we know it today.  That final Development Agreement 7th 
Amendment is attached.  However, that 7th Amendment operates under the entitlements 
granted by the 6th Amendment which states that Rollins College “may apply to further 
amend the Conditional Use up to the entitlements granted by the previous Development 
Agreement amendments”. Those entitlements from the 6th amendment were 75 feet of 
building height, 250 rooms, restaurant/bar of 4,395 sq. ft., spa/health club of 12,000 sq. 



ft., ballroom/meeting rooms space of 14,570 sq. ft and a six level parking garage of 436 
spaces.  It is clear from these documents that the current Alfond Inn is Phase I of the 
project.  This application is for Phase II which is within the entitlements granted by the 
City in 2007. 
 
Luxury Quality Hotel: 
One of the provisions of the original Development Agreement approved in August 2001 
and thereafter was that the proposed hotel would be an “luxury hotel”.  That was the one 
of the important rationales for the allowances for extra building height over that normally 
permitted by R-4 zoning.  Otherwise the hotel meets the other R-4 zoning criteria. 
Certainly nothing in the style and operation of the Alfond Inn has disappointed the City in 
terms of a luxury hotel experience.    
 
The Alfond Inn Expansion: 
This Alfond Inn expansion takes place on top of the existing surface parking lot on the 
east side of the current hotel.  The first floor of the Alfond Inn expansion contains the new 
meeting space/gallery along the Lyman and New England Avenue sides on the first floor; 
and internal areas for deliveries and ‘back-of-house’ kitchen and other service needs.  
There also is some at-grade parking both under the building footprint and open air on the 
Lyman Avenue side.  The new hotel rooms and parking garage share floors two through 
six.  The new health club/spa along the New England Avenue frontage which will be on the 
top floor. The new hotel rooms face New England Avenue and wrap around onto a portion 
of the eastern elevation/façade as well.  Generally the new parking garage is then interior 
to the expansion and on the Lyman Avenue south side. 
 
What is slightly different is that this expansion will be six stories in height versus the 
existing five stories of the current Alfond Inn.  The proposed building height is 69 feet to 
the roof elevation and 78 feet to the top of the roof elements.  In all the previous hotel 
plans approved by the City since August, 2001, the building height, permitted was up to 
75 feet with an additional 5 feet for parapet walls.  The proposed hotel then is within that 
allowance.  In total, the expansion is 9 feet taller than the existing hotel.  However, you 
will note that the top floor is terraced back from the lower levels to mitigate the 
appearance of this added height. 
 
This Alfond Inn expansion meets the existing R-4 compliant front setbacks of 20 feet from 
New England and Lyman Avenues, as well as the 20 foot setback from the eastern 
(Library) side.  It meets the R-4 impervious coverage code maximum of 85%.  The total 
expanded hotel building footprint of 79,143 square feet is 54.2% of the lot area versus 
the R-4 code maximum of 55%.  The floor area ratio on this 3.35 acre site for the original 
104,176 square foot Hotel and this 146,323 square foot expansion is 171.5%, within the 
permitted 200% FAR.  Storm water retention and treatment already exists on-site.  This 
Hotel expansion occurs on top of the existing parking lot so there is no new added 
impervious coverage to the site.       
 
Parking Allocation and the Parking Management Plan: 
In 2011, just as with today, the Parking Code requirement for the Alfond Inn is based on 
the cumulative requirement of one space per room, one space per every 4 restaurant/bar 
seats and one per 250 for the retail and ballroom meeting space. That parking 
requirement was 235 spaces.  
 



Given the shortfall of parking with only 115 spaces on-site, Rollins College submitted in 
2011, a Parking Management Plan (PMP) to explain to the City how the Hotel would 
function to meet Code using spaces at the Sun Trust garage (based on unused spaces in 
the garage) and how the Alfond Inn would function for peak usage events and at nights 
based on valet operations.  Then it was subsequently reinforced with the arrangement 
with All Saints, for joint use of their parking lot on Lyman Avenue (post approval).  The 
PMP was a reassurance document that normal and peak parking could be accommodated 
and specifically how that could occur.  The applicant has provided updated parking 
materials from Avcon Engineering related to the actual parking use statistics that they 
experience which is valuable in terms of the real world operational characteristics of the 
Alfond Inn.   
 
Notwithstanding that information, the City Parking Code based on the cumulative formula 
above requires 115 spaces for the Expansion.  That then totals 350 spaces, which is 235 
for existing Alfond Inn plus 115 for the Expansion. Thus, while they will need to provide 
bicycle parking and lockers in the parking garage, the number of vehicle parking spaces 
meets the City Code. 
 
The plans indicate 152 parking spaces on-site in the new parking garage. The City agreed 
in 2011 that 120 spaces can be counted from the SunTrust garage.  The balance is the 80 
spaces in the All-Saints lot which makes up the difference.  No one has questioned the 
adequacy of this parking arrangement during normal weekday and weekend occupancy. 
Any issues relate to the adequacy of parking during special events using the ballroom 
meeting space.  That peak demand is not changing because the new smaller meeting 
rooms are not utilized if there is a function in the main ballroom.   
 
The added parking demand for the expansion is from guests of the added 70 rooms and 
non-hotel customers in the new spa/health club.  The new spa/health club parking 
demand is during the day and the hotel room demand is at night.  This expansion adds 37 
new on-site parking spaces those should be sufficient for that hotel room demand based 
on the ‘real world’ experience of the Hotel.  But gain they have the off-site locations to fall 
back on should the garage be full.  
 
One major reason why the special event parking at the Alfond Inn has worked adequately 
is the off-site parking options in the CBD and at the Lawrence Center.  In 2011 the City 
was assured that there would also be a self-parking option for those not wanting to use 
the valet parking service.  To satisfy that desire, Rollins offered the existing Lawrence 
Center parking lot of 90 spaces for use at nights and on weekends.  Rollins has agreed 
that the any new Lawrence Center parking garage would continue to serve that function.   
 
Parking Enforcement by the City:  The conditions of approval of the Alfond Inn from 
2011 remain in place and provide the City the ability to require operational changes 
should the Alfond Inn parking become an issue. Those conditions allow the City to request 
amendments to the Parking Management Plan and operational standards at any time as 
conditions warrant to include:  

i) Methods of enforcement to assure compliance with the commitment that the 
hotel employees will park off-site at the SunTrust Garage or other off-site property;   

ii) Methods to provide the 20 parking spaces on-site to staff at the Winter Park 
Public Library during library operating hours;  



iii) Operational standards (staffing and hours) of the valet parking service;  

iv) Methods to discourage hotel guests and visitors from parking in the adjacent 
parking lots of the Winter Park Public Library, All Saints Episcopal Church and Winter Park 
Women’s Club including methods to respond to complaints by those groups regarding 
violators.  

Construction Parking:  During the time period when this hotel expansion is underway, 
there will need to be alternative parking arrangements so that the hotel can operate and 
to accommodate hotel and construction materials deliveries and construction worker 
parking.  In order for a building permit to be issued, a detailed construction management 
plan will need to be submitted and approved by the Building Department.  However, staff 
has asked the applicant to address some of these alternatives at this time. 

One element is that the precast parking garage will be constructed first and then the hotel 
wrapped around it following the completion of the parking garage.  Once the parking 
garage component is finished, then that will be available for the hotel parking and for 
construction staging.   

The contractor, Brasfield Gorrie, plans to use off-site properties for staging and 
construction worker parking, and to find locations for busing workers to the site.  The on-
campus locations include a portion of the parking lot on Ollie Avenue and off-campus, the 
College owned property along Welbourne Avenue opposite the Douglas Grande.  Since 
that property is zoned residential, as part of this application, Rollins is requesting approval 
to use that property as a fenced and screened construction staging and worker parking lot 
for 12 months.  The City Commission did authorize the temporary use of this same 
property in 2012 when the existing Alfond Inn was being built. 

Again a detailed construction management plan must be approved by the City for the 
building permit to be issued.  However, since this likely will be a topic of discussion, this 
staff report and the applicant desired to address the concepts for compliance at this time.   

Summary and Recommendation: 
The City has been fortunate to have Rollins College as the “owner/developer” of the Alfond 
Inn.  The quality of the Hotel and of the operations have been a great reflection on the 
College and the City.  The Alfond Inn has been a boost to the economy of the City and of 
the Central Business District/Park Avenue area that has resulted from this quality hotel 
bringing a steady stream of guests/visitors with disposable income to spend during their 
stay in the City.  This expansion is proposed to meet the demand for Hotel stays.  The 
expansion is within the entitlement of the Development Agreement and in conformance 
with the R-4 Code, including meeting the City’s parking code requirements.    
 
STAFF RECOMMENDATION IS FOR APPROVAL OF THE CONDITIONAL USE FOR 
THE EXPANSION OF THE ALFOND INN, AS PRESENTED.  
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Levels 1- 4 Parking Total: 75,200 SF

Proposed
Meeting / Banquet 4,000   SF
Retail 323    SF
Spa & Fitness 7,000   SF
Hotel & Support 60,000 SF
Parking Garage 75,000 SF

Total 146,323 SF

ALFOND INN PHASE 2 / PARKING GARAGE

Surface Parking  21
Parking Garage 131
Total Parking 152

ALFOND INN PHASE 2 / HOTEL UNITS

King Suite:  10 keys
King: 40 keys
Queen / Queen : 20 keys
Total: 70 keys

King: 71%
Queen: 29%
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CITY OF WINTER PARK 
PLANNING AND ZONING BOARD 

 
Staff Report 

July 10, 2018 
 

 
REQUEST OF ANSAKA LLC FOR: SUBDIVISION APPROVAL TO RE-

SUBDIVIDE THE PROPERTIES AT 1791, 1801, 1811 AND 1821 ALOMA AVENUE, 

ZONED R-1A, INTO SIX SINGLE FAMILY BUILDING LOTS.  ALL OF THE 

PROPOSED LOTS MEET OR EXCEED THE MINIMUM R-1A LOT DIMENSIONS 

REQUIREMENTS OF 75 FEET OF LOT WIDTH AND 8,500 SQUARE FEET OF LOT 

AREA, EXCEPT FOR ONE LOT WITH 67.5 FEET OF LOT WIDTH DUE TO THE 

NEED TO PROVIDE A COMMON DRIVEWAY.   
 

 
Ansaka LLC (property owner) is requesting to re-subdivide the properties at 1791, 1801, 

1811 and 1821 Aloma Avenue, zoned R-1A into six single family building lots.   

Background:  This is the same property that recently requested Comprehensive Plan 

future land use and Zoning changes in order to build an 18-unit residential townhouse 

project on the 1791, 1801, 1811, 1821 and 1835 Aloma properties. Those requests were 

denied by the City Commission and this ‘pivot’ is to subdivide the properties maintaining 

the single family (R-1A) land use.  However, it does not include the 1835 Aloma property, 

which is zoned Office (O-2).  That would be developed separately, presumably for a small 

office building. 

Site and Zoning/Future Land Use Changes:  The entire development site of 1791, 

1801, 1811, and 1821 Aloma Avenue comprises 62,500 square feet (1.45) acres.  The 

property has 250 feet of frontage on Aloma Avenue and a property depth of 250 feet.  To 

the immediate east are vacant Office properties including their property at 1835 Aloma 

Avenue and the corner office site owned by Fifth Third Bank.  To the rear/north and west 

side are single family homes.  All of this property is zoned Single Family (R-1A).   

 

Proposed Re-Subdivision:  The proposed re-subdivision would create six new buildable 

single family lots.  All of the proposed lots meet or exceed the minimum R-1A lot 

dimensions requirements of 75 feet of lot width and 8,500 square feet of lot area, except 

for the one western-most front lot with 67.5 feet of lot width due to the need to provide a 

common driveway to the homes in the rear.  The other five lot widths range from 75 feet 

to 87.5 feet.  The lot sizes range from 9,845 square feet to 11,243 square feet.  The 

average lot width for the proposed lots is 78 feet and the average lot size is 10,417 square 

feet.  

 

There will be a common driveway leading back to Lots #4 & #5 (in common ownership by 

those owners) of 20 feet in width.  They will construct a 15-16 foot wide driveway which 

leaves 2 feet of grass buffer on each side and will allow two cars to pass. There also is a 

single driveway leading back to Lot #6 which would have a 9 foot drive with 1.5 feet of 

grass buffer on each side. 

 



Applicable Comprehensive Plan Policy:  This re-subdivision is now consistent with the 

applicable Comprehensive Plan policy that relates to this planning area, as shown below: 

 

Planning Area B: Osceola/Lakeview 

 

Policy 1-B-1: Preserve Single-Family Homes. The City shall preserve 

single-family residential land use in the Osceola/Lakeview planning area and 

shall deem land use changes from single family residential to low or medium 

density residential or to a non-residential designation to be in conflict with 

this Comprehensive Plan policy and shall not be permitted unless otherwise 

provided for in this Comprehensive Plan.  

 

Traffic Access Controls: This project also proposes to provide a common means of 

access for all of the lots so that there are only two driveways onto Aloma Avenue, versus 

the current four driveways.  The eastern driveway will be a single direction of ‘right-in and 

right-out’ because it is too close to safely allow left turns into and out of this property.  

The western driveway will allow those left turns.  In this manner, no vehicles will need to 

circle around on the residential streets to the north to get back to travel east on Aloma.  

This common access tract also will permits travel for the future office property to the east 

so that those vehicles can safely exit the property if needing to turn left.    

 

That front common access tract also includes five visitor parking spaces.  There will need 

to be a low 4-5 foot tall wall (like at the YMCA on Palmer Avenue) to screen those visitor 

cars, and also to provide a privacy and sound buffer wall for the homes behind.  The green 

area in front of that access tract will be landscape screening that will include street oak 

trees along the project frontage in the common access HOA tract that will be maintained 

by the Homeowners Association.  

 

Coverage and Setback Variance Requests: There are coverage and interior setback 

variance requests that result from the desire to provide the common HOA access tract and 

visitor parking area at the front of the development which then constrains some of the 

building areas.  The Planning staff understands the need for the impervious coverage 

variances due to the HOA paved tract access.  Thus any approval will make it clear that 

the HOA tract impervious coverage/pavement doesn’t count toward the home limits and 

that the FAR is based on the entire Lot area for Lots 2 & 3 inclusive of the HOA access 

tract. In reality, the only other setback variance request is for a rear setback of 20 ft. for 

one-story/30 ft. for two-story in the rear of Lots 1, 2 & 3 versus the Code of 25/35. 

However, staff believes there is ample buildable area to utilize the permitted FAR without 

the need for those rear setback variances.    

 

Thus, there are no setback variances that place any structures closer to any neighboring 

property or homes than is allowed under Code and the new homes will all meet the Code 

setbacks.  The only variance is due to the traffic safety addition of the HOA access tract 

such that that pavement will not count toward the home limits and that the FAR is based 

on the entire Lot area for Lots 2 & 3 inclusive of the HOA access tract.  The Final Plat will 

include ‘notes’ that will outline those special provisions for future reference.   

 

 

 



Tree Preservation:  The project is attempting to save the two major specimen live oak 

trees that are on the property.  One is within the circle area of the eastern driveway.  The 

other is in the ‘front yard’ area of Lot#4.  The Final Plat will create an easement area for 

these trees to the benefit of the City so that they cannot be removed without approval and 

at the discretion of the City.   

 

Storm Water Retention:  Each building lot will provide storm water retention for their 

impervious surfaces on the individual lot and the subdivision will provide storm water 

retention in underground exfiltration beneath the common area front driveway within that 

tract.  This storm water retention will meet the requirements of FDOT and the City Code.  

 

Water and Sewer Utility Challenges:  There will be financial and bureaucratic 

challenges for this project because the sewer and water lines are located within the Aloma 

Avenue (FDOT) right-of-way.  There also is not certainty that there is enough ‘fall’ for 

gravity sewer to work for the rear lots.  These are civil engineering issues that will be 

resolved as part of the process that goes into the Final Plat preparation and infrastructure 

plan preparation.  At this time however, the applicant needs to learn via this Preliminary 

Plat request, if this layout and number of lots is acceptable to the City before engaging 

and expending more resources for this engineering work. 

 

Other Approvals and Process: This is a Preliminary Plat approval and this project (four 

lots or more) per the Subdivision Code requires a formal plat and Final Plat approval which 

is also necessitated by the need to create a Homeowners Association and the common 

area access and visitor parking tract on a plat. Pursuant to this Preliminary Play approval, 

those documents will be prepared and approved by city staff and city attorney.  When that 

is complete and city staff/attorney has signed off, the Final Plat is presented at a public 

hearing for approval by the City Commission.    

 

Staff Summary and Recommendation:  This is a 1.45 acre property that fronts a four-

lane arterial State Highway with 43,000 cars a day.  With the exception of one lot width 

variance, all the lots meet or exceed the lot dimensions required by the R-1A zoning.  The 

average lot widths and lot area sizes all exceed the R-1A requirements and are 

comparable to the sizes of the other R-1A properties in this vicinity.  The applicant is 

voluntarily undertaking the expense and effort to coordinate and limit the number of 

driveways onto Aloma Avenue and provide common access and improved traffic safety.  In 

this manner, vehicles can safely turn left into and out of this development and vehicles do 

not have to circle back through the neighborhood to the north to head eastward on Aloma 

Avenue.  The new homes will meet the R-1A zoning regulations as to size (FAR), height, 

impervious coverage, etc. and the interior setback variances requested do not place any 

structures closer to neighbors than the Code now permits.  

 

STAFF RECOMMENDATION IS FOR APPROVAL of the Preliminary Plat. 
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PROJECT TEAM AND SERVICE INFORMATION VICINITY MAP SHEET INDEX

LEGAL DESCRIPTION:

LOT 12 AND THE WEST 25 FEET OF LOT 13, CAMPO BELLO, ACCORDING TO THE MAP OR PLAT
THEREOF AS RECORDED IN PLAT BOOK "L", PAGE 23,  PUBLIC RECORDS OF ORANGE COUNTY,
FLORIDA.

AND

LOT 14, AND THE EAST 25 FEET OF LOT 13, CAMPO BELLO, ACCORDING TO THE MAP OR PLAT
THEREOF AS RECORDED IN PLAT BOOK "L", PAGE 23,  PUBLIC RECORDS OF ORANGE COUNTY,
FLORIDA.

AND

LOT 15, CAMPO BELLO SUBDIVISION IN SECTION 5, TOWNSHIP 22 SOUTH, RANGE 30 EAST,
ACCORDING TO THE MAP OR PLAT THEREOF AS RECORDED IN PLAT BOOK "L", PAGE 23,  PUBLIC
RECORDS OF ORANGE COUNTY, FLORIDA.

AND

PARCEL 1:
LOT 16,  CAMPO BELLO, ACCORDING TO THE MAP OR PLAT THEREOF AS RECORDED IN PLAT
BOOK "L", PAGE 23,  PUBLIC RECORDS OF ORANGE COUNTY, FLORIDA.
PARCEL 2:
LOT 17 AND THE WEST 1/2 OF LOT 18, CAMPO BELLO, ACCORDING TO THE MAP OR PLAT
THEREOF AS RECORDED IN PLAT BOOK "L", PAGE 23,  PUBLIC RECORDS OF ORANGE COUNTY,
FLORIDA.
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1.  BEARING STRUCTURE IS ASSUMED AND BASED ON THE MONUMENTED NORTH
RIGHT-OF-WAY LINE OF ALOMA AVENUE BEING N89°28'12"E.

2.  THIS SURVEY REFLECTS ONLY MATTERS OF RECORD AS PROVIDED BY THE CLIENT OR
CLIENTS REPRESENTATIVE.

3.  THIS SURVEY WAS MADE ON THE GROUND. THE UNDERGROUND UTILITIES SHOWN
HAVE BEEN LOCATED FROM FIELD SURVEY INFORMATION AND EXISTING DRAWINGS. THE
SURVEYOR MAKES NO GUARANTEE THAT THE UNDERGROUND UTILITIES SHOWN
COMPRISE ALL SUCH UTILITIES IN THE AREA, EITHER IN SERVICE OR ABANDONED. THE
SURVEYOR FURTHER DOES NOT WARRANT THAT THE UNDERGROUND UTILITIES SHOWN
ARE IN THE EXACT LOCATION INDICATED ALTHOUGH HE DOES CERTIFY THAT THEY ARE
LOCATED AS ACCURATELY AS POSSIBLE FROM INFORMATION AVAILABLE. THE SURVEYOR
HAS NOT PHYSICALLY LOCATED THE UNDERGROUND UTILITIES.

4.  THIS BUILDING/LOT LIES IN ZONE "X", BASED ON FLOOD INSURANCE RATE MAP NO.
12095C0255F, COMMUNITY NO. 120188, CITY OF WINTER PARK, ORANGE COUNTY,
FLORIDA, EFFECTIVE SEPTEMBER 25, 2009.

5.  ACCORDING TO FLORIDA STATUTES, CHAPTER 472.025, A LAND SURVEYOR SHALL NOT
AFFIX HIS SEAL OR NAME TO ANY PLAN OR DRAWING WHICH DEPICTS WORK WHICH HE IS
NOT LICENSED TO PERFORM OR WHICH IS BEYOND HIS PROFESSION OR SPECIALTY
THEREIN. THEREFORE, WE ARE UNABLE TO CERTIFY AS TO MUNICIPAL ZONING
COMPLIANCE, INTERPRETATION OF ZONING CODES OR THE DETERMINATION OF
VIOLATIONS THEREOF.

6.  THIS SURVEY WAS MADE WITHOUT BENEFIT OF TITLE.

7.  THIS SURVEY IS VALID ONLY FOR THE PARTIES TO WHOM IT IS CERTIFIED.

8.  THIS SURVEY EXCEEDS THE ACCURACY REQUIREMENTS SET FORTH IN FLORIDA
STATUTES.

9.  ELEVATIONS BASED ON ORANGE COUNTY BENCHMARK #L645009 HAVING AN

ELEVATION OF 93.306 FEET, (NAVD 88).

10.  THE WATER BOUNDARIES SHOWN HEREON ARE SUBJECT TO CHANGE DUE TO
NATURAL CAUSES AND MAY OR MAY NOT REPRESENT THE ACTUAL LOCATION OF THE
LIMIT OF TITLE.

11.  REMOVED DAMAGED TREES FROM SURVEY PER ARBORIST FROM THE URBAN
FORESTRY DIVISION IN THE CITY OF WINTER PARK.

LEGAL DESCRIPTION

NOTES

LOT 12 AND THE WEST 25 FEET OF LOT 13, CAMPO BELLO, ACCORDING TO THE MAP OR
PLAT THEREOF AS RECORDED IN PLAT BOOK "L", PAGE 23,  PUBLIC RECORDS OF ORANGE
COUNTY, FLORIDA.

AND

LOT 14, AND THE EAST 25 FEET OF LOT 13, CAMPO BELLO, ACCORDING TO THE MAP OR
PLAT THEREOF AS RECORDED IN PLAT BOOK "L", PAGE 23,  PUBLIC RECORDS OF ORANGE
COUNTY, FLORIDA.

AND

LOT 15, CAMPO BELLO SUBDIVISION IN SECTION 5, TOWNSHIP 22 SOUTH, RANGE 30 EAST,
ACCORDING TO THE MAP OR PLAT THEREOF AS RECORDED IN PLAT BOOK "L", PAGE 23,
PUBLIC RECORDS OF ORANGE COUNTY, FLORIDA.

AND

PARCEL 1:
LOT 16,  CAMPO BELLO, ACCORDING TO THE MAP OR PLAT THEREOF AS RECORDED IN
PLAT BOOK "L", PAGE 23,  PUBLIC RECORDS OF ORANGE COUNTY, FLORIDA.
PARCEL 2:
LOT 17 AND THE WEST 1/2 OF LOT 18, CAMPO BELLO, ACCORDING TO THE MAP OR PLAT
THEREOF AS RECORDED IN PLAT BOOK "L", PAGE 23,  PUBLIC RECORDS OF ORANGE
COUNTY, FLORIDA.

CONTAINS 78,707 SQUARE FEET OR 1.8069 ACRES MORE OR LESS.
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THIS SURVEY MEETS THE "STANDARDS OF PRACTICE" AS
REQUIRED BY CHAPTER 5J-17 FLORIDA BOARD OF LAND
SURVEYORS, PURSUANT TO SECTION 472.027 OF THE
FLORIDA STATUTES.

JAMES D. BRAY, PSM 6507
"NOT VALID WITHOUT THE SIGNATURE AND THE ORIGINAL RAISED
SEAL OF THIS FLORIDA LICENSED SURVEYOR AND MAPPER."

OR

THE DIGITAL SEAL APPEARING ON THIS DOCUMENT WAS
AUTHORIZED BY JAMES D. BRAY, PSM 6507.
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-BB- - BOTTOM OF BANK
- BACK FLOW PREVENTER

BM - BENCHMARK
- BOLLARD

-E- - BURIED ELECTRIC LINE
- CABLE TV RISER

CALC - CALCULATED
C&M - CALCULATED & MEASURED

Δ - CENTRAL ANGLE
CBW - CONCRETE BLOCK WALL
-C- - CABLE TV LINE
CC - COVERED CONCRETE

CCR - CERTIFIED CORNER RECORD
CF - CONCRETE FLUME
CLF - CHAIN LINK FENCE

- CENTERLINE

CM - CONCRETE MONUMENT
CMP - CORRUGATED METAL PIPE

- CLEAN OUT
CONC - CONCRETE
COVD - COVERED

CP - CONCRETE PAD
CW - CONCRETE WALKWAY

D&M - DESCRIBED & MEASURED
DB - DEED BOOK
DE - DRAINAGE EASEMENT

DESC - DESCRIBED
- DOT INLET

DP - DUMPSTER PAD
DW - DRIVEWAY

- EASEMENT NUMBER
- ELECTRIC METER

- ELECTRICAL BOX
EL - ELEVATION

ESMT - EASEMENT
EP - EDGE OF PAVEMENT
-X- - FENCE LINE

FIRM - FLOOD INSURANCE RATE MAP
FFE - FINISHED FLOOR ELEVATION

- FIRE HYDRANT
-FM- - FORCE MAIN LINE
FND - FOUND
-F- - FIBER OPTIC CABLE LINE

- FLAG POLE
-G- - GAS LINE

- GAS METER
- GREASE TRAP MANHOLE
- GUY WIRE ANCHOR

- HANDICAP PARKING

HDPE - HIGH DENSITY POLYETHYLENE
INV - INVERT ELEVATION
IP - IRON PIPE
IR - IRON ROD
L - ARC LENGTH
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- LIGHT POLE

LS - LICENSED SURVEYOR
LSA - LANDSCAPED AREA

MEAS - MEASURED
MF - METAL FENCE
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- MONITORING WELL

N&D - NAIL & DISK

NAVD - NORTH AMERICAN
  VERTICAL DATUM

NGVD - NATIONAL GEODETIC  
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NTS - NOT TO SCALE
ORB - OFFICIAL RECORDS BOOK
-OW- - OVERHEAD WIRE

PB - PLAT BOOK
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PG - PAGE
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PRC - POINT OF REVERSE CURVATURE
# PS - PARKING SPACES
PLS - PROFESSIONAL LAND SURVEYOR
PSM - PROFESSIONAL SURVEYOR

  & MAPPER
PT - POINT OF TANGENCY
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SDO - SHOWN FOR DIRECTION ONLY
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REMOVE STRUCTURE, CONC
FOUNDATION, PATIO,
DRIVEWAY ETC. (TYP)

REMOVE EXISTING TREE (TYP)

REMOVE OVERHEAD
ELECTRIC

( COORD WITH W.P.
ELECTRIC)

EXISTING LIGHT POLE TO BE RELOCATED.
COORDINATE w/ MIKE PASSARELLA.

CITY OF WINTER PARK ELECTRIC.

EXISTING LIGHT POLE TO BE RELOCATED.
COORDINATE w/ MIKE PASSARELLA.

CITY OF WINTER PARK ELECTRIC.

NOTES:
Protect designated existing trees against: unnecessary cutting, breaking, or skinning of roots skinning and
bruising of bark smothering of trees by stockpiling construction or excavation materials within drip-line,
excess foot or vehicular traffic parking vehicles within drip-line.

Erect temporary barricades constructed of orange snow fence prior to commencement of any site clearing
or grading.  Fence to be 4' high minimum, solidly staked to remain vertical.  All fencing should be outside
the dripline of the tree and shall fully enclose all trees scheduled to remain.  Multiple trees in close proximity
may be fenced together.  Nothing shall be placed inside of protective barricades, including but not limited to
construction material, machinery, chemicals, or temporary soil deposits.  On trees larger than 20" dbh,
barricades shall be no closer than 15' from the trunk flare of tree even if dripline is less.  When paving,
excavation, or hardscape installation must be done within barricades, barricades shall be moved back to a
secondary location at edge of work.   Extra care must be taken at this time by the contractor to insure that
no damage to the tree occurs.  Where existing hardscape is removed within the tree protection area, a
temporary layer of protective mulch should be installed (2-3) to maintain adequate moisture levels during
construction.

Provide water to trees as required to maintain their health during construction work. When necessary to cut
roots over 1-1/2" diameter of trees to remain, cut must be a clean cut.  Coat cut faces of roots with an
emulsified asphalt or other acceptable coating, formulated for use on damaged plant tissue.  Temporarily
cover exposed roots with wet burlap to prevent drying and cover with earth as soon as  possible.  No grade
changes are to be made within the barricades without prior approval of landscape  architect.  Interfering
branches may be removed at the direction of the landscape architect, by a qualified arborist.

Repair or replace trees indicated to remain, which are damaged in the construction operations, in a manner
acceptable to the landscape architect.  Employ a qualified tree surgeon to repair minor damage to trees and
shrubs, promptly, to prevent progressive deterioration caused by the damage.  Existing and relocated trees
have a substantial dollar value and should be treated accordinly.

Any and all trees harmed through lack of protection or through negligence of any party, that  party shall bear
the burden of the cost of repair or replacement.  Any damage deemed by the arborist and landscape
architect to be detrimental to the continued viability of the tree will will be the responsibility of the offending
contractor or sub for restitution.  Damages for existing or relocated trees will assessed as follows:

<6"           dbh $1,000
6"-12"           dbh $2,000
12"-24"         dbh $5,500
24"-36"         dbh $8,000
>36"           dbh $12,000

In addition to monetary damages, contractor shall be responsible for the replacement of trees damaged
beyond repair with 3 trees of similar quality and species, sized to match the largest trees trees of that
species being planted as per the landscape plans.

TREE BARRICADE DETAIL
N.T.S.

REMOVE EXISTING CONCRETE
SIDWWALK & DRIVEWAY

APRONS AS SHOWN

REMOVE OVERHEAD ELECTRIC
( COORD WITH W.P. ELECTRIC)

EXIST TREE TO REMAIN
W/ TREE BARRICADE,
SEE DETAIL (TYP)

SILT FENCE 1' INSIDE
PROPERTY BOUNDARY

SEE DETAILS SHEET 7.00

PROPERTY BOUNDARY (TYP)

LEGEND

PROPERTY BOUNDARY
EXISTING CONTOUR
SILT FENCE

97

EX TREE TO REMAIN
W/ TREE BARRICADE

EX TREE TO BE
REMOVED

EX STRUCTURE, CONC,
FOUNDATION, PATIOS,
DRIVEWAYS, SIDE-
WALKS, ETC TO BE
REMOVED

12

EXIST TREE TO REMAIN
W/ TREE BARRICADE,
SEE DETAIL (TYP)

EXIST TREE TO REMAIN
W/ TREE BARRICADE,
SEE DETAIL (TYP)
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W/ TREE BARRICADE,
SEE DETAIL (TYP)
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W/ TREE BARRICADE,
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EXIST TREE TO REMAIN
W/ TREE BARRICADE,
SEE DETAIL (TYP)

REMOVE EXISTING
DRIVEWAY APRONS AS SHOWN

REMOVE EXISTING
DRIVEWAY APRONS AS SHOWN

REMOVE EXISTING
DRIVEWAY APRONS AS SHOWN

11 EX TREE TO BE
REMOVED

REMOVE STRUCTURE, CONC
FOUNDATION, PATIO,
DRIVEWAY ETC. (TYP)

REMOVE STRUCTURE, CONC
FOUNDATION, PATIO,
DRIVEWAY ETC. (TYP)
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10'

LOT TABLE

LOT #

1

2

3

4

5

6

7

AREA (S.F.)

9135.45 S.F.

10222.09 S.F.

9845.58 S.F.

9882.21 S.F.

10917.31 S.F.

11242.81 S.F.

17439.50 S.F.

ZONING

SINGLE FAMILY DETACHED

OFFICE

R-1A

O-2

LAND USE

R-1A

R-1A

R-1A

R-1A

R-1A

SINGLE FAMILY DETACHED

SINGLE FAMILY DETACHED

SINGLE FAMILY DETACHED

SINGLE FAMILY DETACHED

SINGLE FAMILY DETACHED

REQUESTED VARIANCES
LOT

NUMBER
CODE

SECTION VARIANCES REQUESTED
1 58-66(e)(2) REDUCTION OF LOT WIDTH FROM 75 FT.' TO 67.5 FT. TO ALLOW FOR

LOT 4 TO HAVE ACESS TO ALOMA AVE AS A FLAG LOT.

2,3 58-66(f)(2)b
THE FRONT YARD OF LOTS 4, AND 5 MAY EXCEED 50% IMPERVIOUS
AS A RESULT OF THE SHARED ACCESS ROAD AND PARKING WITHIN
THE PROPOSED HOA ACCESS EASEMENT THAT CROSSES THE "FRONT
YARD" OF LOTS 4 AND 5.

1,2,3 58-66(f)(5)(a)
58-66(f)(7)(a)

1ST FLOOR FRONT SETBACK -  55 FT. IS PROPOSED FROM ALOMA AVE.
1ST FLOOR REAR SETBACK - 20 FT. (ADJACENT TO FRONT LOT LINE OF
LOTS 4,5 AND 6)

4,5,6 58-66(f)(5)(a) 1ST FLOOR FRONT SETBACK OF 20 FT. (ADJACENT TO REAR LOT LINE
OF LOTS 1,2 AND 3)
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CITY OF WINTER PARK 

PLANNING AND ZONING BOARD 
 

Staff Report 
July 10, 2018 

 
 

REQUEST OF FG SCHAUB CUSTOM HOMES LLC FOR: SUBDIVISION OR LOT 
SPLIT APPROVAL TO DIVIDE THE PROPERTY AT 1635 DALE AVENUE, ZONED R-1A, 
INTO TWO SINGLE FAMILY BUILDING LOTS.  BOTH LOTS WILL HAVE 75 FEET OF 
LOT WIDTH AND 11,812 SQUARE FEET OF LOT AREA WHICH MEET THE 
REQUIREMENTS FOR NEW LOTS IN THE R-1A ZONING DISTRICT SO THAT NO 
VARIANCES ARE REQUESTED.    
  
 
FG Schaub Custom Homes, LLC (contract purchasers) are requesting subdivision or 
lot split approval to divide the property at 1635 Dale Avenue into two single-family 
lots. The zoning of this property is R-1A. Each lot is proposed to be 75 feet wide 
and 11,775 square feet in size. Both lots will meet the 8,500 square feet minimum 
lot size and 75 foot lot width requirements of R-1A. The property is currently 
developed with one single-family home that will be demolished. 
 
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 150 feet wide on Dale Avenue, and 
measures approximately 23,550 square feet in size. The subdivided lots are 
proposed to be 75 feet wide and 11,775 square feet in size. 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 meets the R-1A lot dimension standards, and no 
variances are requested.   
 
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 83 homes within this neighborhood with the same R-1A zoning (see 
attached map).  The average lot width is 87 feet, and the median lot width is 80 
feet. The average lot area from this 83 home survey is 13,229 square feet, and the 
median lot area is 11,805 square feet.  
 



The proposed lot widths and sizes are slightly smaller than the average and median 
of the neighborhood. However, the neighborhood split 50/50 with lots that are 75 
feet wide and 100 feet wide so the proposed lot widths compare favorably to 50% 
or half 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 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. 
 
DEVELOPMENT OPPORTUNITIES:  Lot split requests like these give the City an 
opportunity to provide input to the developers to encourage variety and character 
in their design to enhance our single-family neighborhoods. As mentioned, the 
applicant provided generalized front elevations of the types of homes they plan to 
build, which depict two slightly different architectural elevations for the homes. If 
the Planning and Zoning Board makes a motion to approve, staff suggests that the 
final front elevations of the homes be of varied architectural styles to each other to 
provide diversity to the neighborhood.  
 
SUMMARY:  The request meets all of the R-1A zoning requirements for lot sizes, 
and no variances are requested. This request also passes the Comprehensive Plan 
test.  
 
Staff Recommendation is for APPROVAL, with the following conditions: 

1. That the proposed homes be of varying architecture. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



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.  

 
 



Courtesy Rick Singh, CFA, Orange County Property Appraiser

Created: 6/27/2018 11:26   Aerial 2018 This map is for reference only and is not a survey
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CITY OF WINTER PARK 

PLANNING AND ZONING BOARD 
 

Staff Report 
July 10, 2018 

 
 

REQUEST OF EUSTACIA LEDBETTER FOR: SUBDIVISION OR LOT SPLIT 
APPROVAL TO DIVIDE THE PROPERTY AT 2737 WOODSIDE AVENUE, ZONED R-1A, 
INTO TWO SINGLE FAMILY BUILDING LOTS.  BOTH LOTS WILL HAVE 75 FEET OF 
LOT WIDTH AND 7,800 SQUARE FEET OF LOT AREA. BOTH LOTS WILL NEED A 
VARIANCE TO THE MINIMUM LOT SIZE REQUIREMENTS OF 8,500 SQUARE FEET 
AND THE CORNER LOT WILL NEED A VARIANCE FROM THE 85 FEET OF LOT 
FRONTAGE NEEDED FOR A CORNER LOT. 
  
 
The owner of 2737 Woodside Avenue is requesting subdivision or lot split approval 
to divide their property into two single-family lots. The zoning of this property is R-
1A. Each lot is proposed to be 75 feet wide and 7,800 square feet in size. The 
interior lot will meet the minimum lot size requirements of R-1A, but the corner lot 
will need a variance from the 85 feet of lot frontage needed for a corner lot. The 
property is currently developed with one single-family home that will be 
demolished. 
 
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 104 feet wide on Woodside Avenue, 150 
feet wide on East End Avenue, and measures approximately 15,600 square feet in 
size. The subdivided lots are proposed to be 75 feet wide and 7,800 square feet in 
size. The R-1A zoning requires a minimum of 75 feet of lot width for an interior lot 
and 85 feet of width for a corner lot, and a minimum of 8,500-square feet of land 
area. Thus, a variance is requested for the corner lot dimensions and both lot 
areas.  
 
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 113 homes within this neighborhood with the same R-1A zoning (see 
attached map).  The average lot width is 64 feet, and the median lot width is 65 



feet. The average lot area from this 113 home survey is 8,112 square feet, and the 
median lot area is 7,579 square feet. Thus, the proposed lot widths of 75 feet, and 
the proposed lot areas of 7,800 square feet compare favorably and slightly exceed 
the majority 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 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. 
 
DEVELOPMENT OPPORTUNITIES:  Lot split requests like these give the City an 
opportunity to provide input to the developers to encourage variety and character 
in their design to enhance our single-family neighborhoods. As mentioned, the 
applicant provided generalized front elevations of the types of homes they plan to 
build, which depict two slightly different architectural elevations for the homes. If 
the Planning and Zoning Board makes a motion to approve, staff suggests that the 
final front elevations of the homes be of varied architectural styles to each other to 
provide diversity to the neighborhood.  
 
SUMMARY:  The custom of the planning staff is not to recommend “approval” of lot 
splits with variances. However, planning staff notes that while this request is short 
10 feet of width for the corner lot and short in land area to pass the Zoning Test, 
the request passes the Comprehensive Plan test. This is a situation where the 
proposed lot widths and sizes compare to a majority of the neighborhood.  
 
In recognition that lot width variances are requested, the staff 
recommendation is for DENIAL.  
 
However, if the P&Z Board approves, staff recommends the following 
condition: 
 

1. That the final front elevations of the homes be of varied architectural 
styles to each other to provide diversity to the neighborhood. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



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.  

 
 



Courtesy Rick Singh, CFA, Orange County Property Appraiser

Created: 6/27/2018 11:27   Aerial 2018 This map is for reference only and is not a survey
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All house plans / building plans /  designs / floor plans / blueprints / drawings, pictures and content in this 

publication are property of Willow Tree Partners Copyright is reserved to Willow Tree Partners. Only the 

purchaser of a plan is allowed to build one house, only one time, unless otherwise stated in writing from 
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blueprints/ drawings or part thereof can be copied and/or reproduced by any means and for any reason 
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SCALE: 1” = 20’-0”N
DESCRIPTION: 

 
LOTS 64 AND 65, EDGEWOOD SUBDIVISION, ACCORDING
TO THE PLAT THEREOF, AS RECORDED IN PLAT BOOK K, PAGE 57,
PUBLIC RECORDS OF ORANGE COUNTY, FLORIDA
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1st Level Living:    1,525 Sq. Ft.
2nd Level Living:   1,280 Sq. Ft.

Total Living:           2, 805 Sq. Ft.

Garage:                     462 Sq. Ft.
Front Porch:              224 Sq. Ft.
Side Porch:                130 Sq. Ft.               
Rear Porch:               290 Sq. Ft.

Total Area:               3,911 Sq. Ft.

Total F.A.R.:            3,267 Sq. Ft.

LOT 1
AREA CALCULATIONS

1st Level Living:    1,511 Sq. Ft.
2nd Level Living:   1,339 Sq. Ft.

Total Living:           2, 850 Sq. Ft.

Garage:                     497 Sq. Ft.
Front Entry:              133 Sq. Ft.            
Rear Porch:               285 Sq. Ft.

Total Area:               3,765 Sq. Ft.

Total F.A.R.:            3,347 Sq. Ft.

LOT 2
AREA CALCULATIONS
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 PROPOSED FRONT ELEVATION  - LOT #1 (CORNER LOT) 
SCALE: 1/4” = 1’-0”
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(8’-0” Above 2nd Level Finished Floor)

(24” Floor System)
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(typ.)
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12’-8” 2nd Level Brg. Height

30”
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Average Grade Level

30’-0” (Above Grade)  Maximum Allowable Building Height
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(typ.)

All house plans / building plans /  designs / floor plans / blueprints / drawings, pictures and content in this 

publication are property of Willow Tree Partners Copyright is reserved to Willow Tree Partners. Only the 

purchaser of a plan is allowed to build one house, only one time, unless otherwise stated in writing from 
Willow Tree Partners.  No house plans/building plans/architectural designs/ home plans/ house floor plans/ 

blueprints/ drawings or part thereof can be copied and/or reproduced by any means and for any reason 

other than for purposes of building the house for which the plans have been purchased for. 
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10’-8” Brg. Height

8’-0”  Door/Window Hdr. Height

0’-0” 1st Level Finished Floor

12’-8” 2nd Level Finished Floor
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 PROPOSED FRONT ELEVATION  - LOT #2 (INTERIOR LOT) 
SCALE: 1/4” = 1’-0”
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blueprints/ drawings or part thereof can be copied and/or reproduced by any means and for any reason 

other than for purposes of building the house for which the plans have been purchased for. 
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CITY OF WINTER PARK 
PLANNING AND ZONING BOARD 

 
Staff Report 
July 10, 2018 

 
 

REQUEST OF THE GREENHOUSE PARTNERSHIP LTD. TO:  AMEND THE 
COMPREHENSIVE PLAN TEXT AND MAPS TO ENABLE CENTRAL BUSINESS 
DISTRICT FUTURE LAND USE ON THE PROPERTY AT 338 WEST MORSE 
BOULEVARD AND TO AMEND THE FUTURE LAND USE MAP TO CHANGE FROM AN 
OFFICE DESIGNATION TO A CENTRAL BUSINESS DISTRICT DESIGNATION ON THE 
PROPERTY AT 338 WEST MORSE BOULEVARD. 
REQUEST OF THE GREENHOUSE PARTNERSHIP LTD. TO:  AMEND THE 
ZONING REGULATIONS TEXT AND DEFINITIONS MAP TO ENABLE THE APPROVAL 
OF COMMERCIAL (C-2) DISTRICT ZONING ON THE PROPERTY AT 338 WEST MORSE 
BOULEVARD AND TO AMEND THE OFFICIAL ZONING MAP TO CHANGE FROM 
OFFICE (O-1) DISTRICT ZONING TO COMMERCIAL (C-2) DISTRICT ZONING ON THE 
PROPERTY AT 338 WEST MORSE BOULEVARD. 
REQUEST OF THE GREENHOUSE PARTNERSHIP LTD. FOR:  CONDITIONAL USE 
APPROVAL TO CONVERT THE EXISTING TWO-STORY OFFICE BUILDING INTO FIVE 
RESIDENTIAL CONDOMINIUMS WITH NEW ATTACHED GARAGES WITH SECOND 
FLOOR GUEST QUARTERS AND TO BUILD A NEW THREE-STORY BUILDING WITH 
THREE RESIDENTIAL CONDOMINIUMS ON THE PROPERTY AT 338 WEST MORSE 
BOULEVARD.    
 

 
The Greenhouse Partnership Ltd. (Property Owner) is requesting the following: 

1. A change to the Comprehensive Plan text and policies to enable Central 
Business District future land use as well as the actual change of the future 
land use designation from Office to Central Business District on the property 
at 338 W. Morse Blvd.; 

2. A changing in the Zoning Code text to enable Commercial (C-2) zoning and 
to change the Zoning Map from Office (O-1) to Commercial (C-2); and 

3. Conditional Use approval to redevelop the existing two story building with 
five condominiums and to build a new three story building with three 
condominiums.  

 
Site and Context:  This property is located at the southeast corner of Morse 
Boulevard and Virginia Avenue.  The site is 45,716 square feet in size (1.05 acres).  
It currently holds a two story office building of 20,600 square feet (per OCPA) and 
has an existing parking lot with 52 spaces.  With the covered alcoves in the front 
and rear, there is less square footage on the ground floor (7,600 sq. ft.) versus the 
second floor (13,000 sq. ft.). 
 



The property owners originally built this two story office in 1998 and leased the 
entire building to Smith Barney.  Smith Barney later merged with Morgan Stanley 
and moved their offices from this building.  Since that time, the owners have not 
been able to lease the second floor.  Currently there is one office tenant using most 
of the first floor and the rest of the building is vacant.  As a result, the owners are 
seeking ways to make the building and property more economically viable by 
converting the entire property to residential units by seeking Commercial (C-2) 
zoning for the desired building density.   
 
Project Plans for Conversion of the Existing Office Building to Five 
Residential Condominiums:  The applicants plan to leave the size and footprint of 
the existing office building generally as-is but convert the interior from office space 
to five (two-story) residential units.  There will be new construction to the rear to 
add two-car garages for each unit and for guest living space above that garage. 
Outdoor courtyard space will be created in the rear as well. The size of the units will 
range from 5,600 to 5,883 square feet in size inclusive of the garage spaces. 
 
Project Plans for the New Three Story Residential Building:  The applicants 
also are requesting approval to add a new three story residential building holding 
three units in the land area to the east of the existing building where the driveway 
and parking now exist.  This would be a three story building with parking and 
common area space on the ground floor.  On the second floor are two proposed 
residential condominiums of 2,360 square feet in size and on the third floor one 
residential condominium of 5,250 square feet in size.  
 
Overall Project Summary:  The total project consists of 8 residential units.  Both 
the existing O-1 zoning and the proposed C-2 zoning allow up to 17 units per acre 
so potentially the site could hold up to 18 residential units.  The parking required is 
2½ spaces per unit or 20 spaces.  There will be 278 spaces provided in private 
garages or in open surface parking, once a handicapped space is provided.  The 
existing building to be converted is setback 10 feet from Morse Blvd. and Virginia 
Avenue.  The new rear two-story garages will be setback 27 feet from the adjacent 
Douglas Grande property.  The new three story residential building will be built in 
line with the existing building at the 10 foot setback from Morse Blvd. and will be 25 
feet on the east side and 45 feet in the rear from the adjacent Douglas Grande 
property.  There will be 25 feet between these two buildings to break up the mass 
of these facades on the Morse Blvd. frontage.   
 
The Building Height allowed in C-2 zoning is 40 feet to the roof plus another 5 feet 
of allowance for mansard/parapet roof for 45 feet total.  The heights shown at 14 
feet per floor are 42 feet in height plus the 5½ foot mansard for 47½ feet.  The 
applicant is requesting that 2½ foot height exception due to the 55 foot height of 
the adjacent Douglas Grande building. The only other exception is for a privacy wall 
for the end corner unit on Virginia Avenue be allowed a 5 foot wall/6 foot columns 
versus Code maximum of 3 foot/4 foot columns. 
 
The total floor area ratio (FAR) for this project of is 101%.  That is well within the 
maximum 200% FAR permitted by C-2 zoning.  It is also less than the 110% FAR 



allowed by R-3 zoning.  Actually, aside from the front setback and new building 
height, this project fits within all the R-3 zoning criteria. 
 
The plan shows one-way traffic circulation with the entrance on Virginia Avenue and 
exit onto Morse Blvd. along with gated access.  The gate adjacent to Virginia 
Avenue will need to be relocated to meet the 20 foot setback in order to allow 
vehicles to access the keypad without stopping on top of the sidewalk.  The gate on 
Morse Blvd. is ‘exit only’, so no vehicles will be able to turn in from that direction.   
 
Conformance to the Comprehensive Plan:  Under the current text and maps of 
the Comprehensive Plan and Zoning Code, this property is not permitted for Central 
Business District future land use or C-2 zoning.  Those applicable Comp. Plan 
policies and Zoning text are shown on the attached page.  This Comp. Plan text and 
Zoning Code implementation is from the 2009 Comp. Plan adoption.  For whatever 
reason, this property on Morse Blvd. was excluded from being eligible for CBD 
future land use and C-2 zoning.  The staff has no specific recollection of the 
rationale but assume that the authors felt the property was developed with the 
Smith Barney office building and did not envision another redevelopment scenario.  
 
From the applicant’s/property owner’s perspective these policies and text are not 
fair and equitable. The property diagonally across Morse Blvd. where the Phil Keen 
townhomes project is being completed has CBD/C-2 designations.  The adjacent 
Douglas Grande project has CBD/C-2 along the Morse Blvd. portion of the site.  The 
adjacent property to the west on the Morse Blvd. is eligible for CBD/C-2 
designation.  All of the properties (except for the Park west condos) on Morse Blvd. 
from New York Avenue to Capen Avenue are eligible for CBD/C-2 zoning.  So why 
not this one is what the applicant’s/property owner’s ask.  The planning staff agrees 
that this one property should have the same land use opportunities as do the other 
similarly situated properties along this portion of the Morse Blvd. corridor.    
 
Summary and Recommendation:  The planning staff agrees that this property 
should be allowed the same opportunities for CBD/C-2 designations.  It is 
interesting that this project, while requesting commercial designations, is actually 
an R-3 multi-family project, with two variances. Unless the condo owners are 
planning to use their units for Air B&B’s/VRBO’s this could just as easily be done via 
R-3 zoning with no changes to the Comp. Plan or Zoning text.   
 
The building size, height and scale of the project is comparable to the Phil Keen 
townhomes across the street and in the context of adjacency to the Douglas 
Grande, less intense.  The project will also function as a logical step down in height 
transition from the Douglas Grande at 4 stories, this new Building at 3 stories to the 
existing building conversion staying at 2 stories, which then matches the existing 
building size to the west.  Other than the 2½ foot height allowance which is 
mitigated by the proximity to Douglas Grande and the privacy wall along Virginia 
the project has no exceptions to Code.     
 
STAFF RECOMMENDATION is for APPROVAL of both the Comp. Plan changes 
and Zoning changes and APPROVAL of the final Conditional Use with a 



conditions that the entrance gate must be relocated to meet the required 
20 foot setback from Virginia Avenue and a common area tract location be 
provided on the private property on Virginia Avenue sufficient for eight 
trash cans (so that they aren’t sitting in the sidewalk). 
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