
Property Location: The subject property 
is located west of North Frontage Road, 
north of McCoy Road, and east of Conway 
Road (±7.07 acres, District 1) The address 
is 5309 McCoy Road. (PID: 28-23-30-0000-
00-005) 
 
Applicant’s Request:  
1) Annex subject property. 
2) Assign the Metropolitan Activity Center 

future land use designation. 
3) Initial zoning of AC-3/AN. 
 
Staff’s Recommendation: 
Approval of the request, subject to the con-
ditions in this report. 
 

SUMMARY  

Location Map   Subject Site 

Owner 

Jetamel, Inc. 

Applicant 

James G. Willard, Esq. 
Shutts & Bowen, LLP 

Project Planner 

Colandra Jones, AICP 

August 15, 2017 
Staff Report to the 
Municipal Planning Board  

5309 MCCOY ROAD 

CASE #ANX2017-00009 
    GMP2017-00016 
    ZON2017-00020 
            Item # 1A, B, C 

Public Comment 
The petition for annexation was approved by 
the City Council on July 10, 2017. 
 
Courtesy notices were mailed to property 
owners within 300 ft. of the subject property 
on August 4, 2017. As of the published date 
of this report, staff has not received any com-
ments from the public concerning this re-
quest.  

Updated: July 21, 2017 
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Project Analysis 
Project Description 
The subject site is located in unincorporated Orange County west of North Frontage Road, north of McCoy Road, and 
east of Conway Road, and is approximately 7.07 acres in size.  The subject property was previously an airport parking 
business.  Included in the request for annexation is a 0.03 acres portion that is right-of-way for the Expressway Authority.  
Orange County requested that this be included in the annexation since it would be the only remaining County property in 
the area.  The applicant is proposing an expansion of an existing airport parking development that is east of the subject 
site. Upon annexation into the City of Orlando, the property will be in City Council District 1, which is represented by City 
Commissioner Jim Gray.  
 
The Orange County future land use designation for the subject property is Commercial and the associated County zon-
ing is C-2.  The applicant has requested the Metropolitan Activity Center future land use designation and associated AC-
3/AN zoning.  The proposed airport parking development would be permitted under the AC-3/AN zoning district.  No sub-
area policies affect the subject property.  
 
Upcoming Case: 
 The MPB is scheduled to review the associated master plan for this property on the August MPB Agenda (Case 

#MPL2017-00029).  This request is to expand the existing Fast Park & Relax airport parking development. 
 

Project Context 
As shown in the table below, the surrounding uses include airport parking to the north and east, the Orlando International 
Airport to the south, and vacant land to the west.  The proposed Metropolitan Activity Center future land use designation 
would be compatible with the surrounding uses. 

Consistency with Chapter 171, Florida Statutes 
The proposed annexation meets the criteria set forth in Subsection 171.043, Florida Statutes, Character of the area to be 
annexed.  The subject property’s entire boundary is contiguous to the City’s boundary, the property is reasonably com-
pact, is not part of another incorporated municipality and is use for urban purposes.  The proposed annexation will not 
create a new enclave, in fact it will eliminate an existing enclave.  
 

Consistency with 163, Florida Statutes 
The proposed GMP amendment is being processed as a small scale amendment to the Official Future Land Use Map in 
accordance with the requirements of Chapter 163.3187, Florida Statutes.  As provided in Chapter 163, small scale 
amendments require only one public hearing before City Council (the adoption hearing) and are not subject to review by 
the State Department of Economic Opportunity—Division of Community Planning unless challenged by an affected party 
within 30 days of the adoption hearing.  If not challenged, the amendment is effective 31 days after the adoption.  
 

Conformance with the GMP 
Objective 2.1 and Figure LU-1 of the Future Land Use Element provides the purpose and standards for the different Ac-
tivity Center designations.  Policy 2.1.1 states: 
 

 “Activity Centers shall be intended to fulfill the following purposes: 
 

b. Metropolitan Activity Center—To provide for large concentrated areas of residential, commercial, office, in-
dustrial, recreational and cultural facilities at a scale which serves the entire metropolitan area, and at the 
highest intensities to be found anywhere outside of Downtown Orlando.  A mixture of land uses is specifical-
ly intended—Metropolitan Activity Centers composed of a single type of use shall be strongly discouraged.  
These activity centers are intended for locations where the highest levels of thoroughfare and mass transit 
service are available, providing access to other metropolitan areas.” 

Table 1—Project Context 
 Future Land Use Zoning  Surrounding Use 

North Metropolitan Activity Center AC-3/AN Airport Parking 

East Metropolitan Activity Center AC-3/AN Airport Parking 

South  Metropolitan Activity Center AC-3/AN Orlando International Airport 

West Public/Recreational/Institutional P/AN Vacant Land 
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According to Future Land Use Policy 2.1.4, 
“As new Activity Centers and Activity Center expansions are considered, the type, size and location of such Ac-
tivity Centers shall be based upon the existing and planned availability of thoroughfares, mass transit and other 
public facilities as well as the intended market area for the Activity Center.”  

 
Such factors as location, transportation access, and land use compatibility are considered when designating new or ex-
panding existing Activity Centers.  The GMP request is an expansion of an existing Metropolitan Activity Center.  
 
Policy 2.1.4 states that new or expanded Activity Centers require submittal of a transportation study and vacant land 
study.  However, those studies may be waived by the Planning Official where the adopted County future land use desig-
nation is Commercial or adopted County zoning is C-1, C-2, or C-3, as in the case with the subject property. 
 
Minimum Land Area—Figure LU-1 indicates that the minimum land area for the Metropolitan Activity Center future land 
use designation is 100 acres.  The subject property is ±7.04 acres.  Since this an expansion of an existing Metropolitan 
Activity Center, the addition of the subject property increases the activity center to ±785 acres.  It meets the requirement 
for minimum land area. 
 
Location Criteria—Policy 2.1.4(a) states that, “Neighborhood Activity Centers may be located at a single quadrant of an 
intersection, at multiple quadrants of an intersection, at a “T” intersection, or mid-block near an intersection meeting the 
minimum transportation access criteria.”  The subject property is located near the intersection of McCoy Road and North 
Frontage Road. 
 
Minimum Transportation Access Criteria—Figure LU-1 states that a Metropolitan Activity Center is required to have ac-
cess to one of the following combinations of roads: 6LA/8LA; 8LA/8LA; 8LA/TS; TS/TS, where LA stands for lane arterial 
and TS stands for transit station.  The subject property is located just north of the Beachline Expressway (8 lanes) and 
west of Semoran Boulevard (6 lanes). 
 

Environmental 
Conservation Element Policy 1.4.1 states that all projects requiring Municipal Planning Board and City Council review 
shall provide an Environmental Assessment.  Developments exempt from this requirement includes those located within 
the “Urbanized Disturbed Lands”  are shown in Figure C-1 of the Conservation Element.  According to Figure C-1 of the 
Conservation Element, the subject property lies outside the Urbanized Disturbed Land area.  A Level A Environmental 
Assessment was required.  According to aerial photos, the site is already developed, therefore there are no significant 
impacts to wetlands or protected wildlife species.  
 

Public Facilities Analysis 
State law requires the City to perform a public facilities evaluation for GMP amendments that would increase the allowa-
ble density or intensity of a property. The proposed GMP amendment to change the future land use designation to Met-
ropolitan Activity Center would permit densities on the subject property more than that permitted under the existing 
County Commercial future land use designation. This evaluation assumes that the property is developed at the maxi-
mum intensity and density allowed by each future land use category. Typically, sites are developed at a lesser intensity, 
so these impacts represent an upper limit, rather than a true projection of demand.  
 
Each year, the City prepares the Capacity Availability Report (CAR) to identify any surpluses or deficiencies in the ability 
to provide public services. The CAR also accounts for future population and employment growth consistent with the 
City’s adopted future land use categories. Because the growth associated with this GMP amendment was not included in 
the growth projections, this analysis is performed to ensure capacity is available to serve the development.  
 
Projected Demand  
Evaluation 1— This evaluation considered the impact of developing the site at the maximum density/intensity permitted 
by the existing Orange County Commercial future land use designation (7.04 acres @ 0 du/ac = 0 du & 7.04 acres @ 3.0 
FAR = 919,987 sq. ft.).  
 
Evaluation 2— This evaluation considered the impact of developing the site at the maximum density/intensity permitted 
by the pro-posed Community Activity Center future land use designation (7.04 acres @ 200 du/ac = 1,408 du & 7.04 
acres @ 3.0 FAR = 919,987 sq. ft.).  
 
Net Increase/Decrease—The net increase of residential development is 1,408 dwelling units and commercial develop-
ment capacity remains the same. The amount of development included in the evaluations above translates to a total pro-
ject demand for public facilities shown in the table on the next page. Details about how the impacts were calculated are 
available in the City’s Capacity Availability Report.  
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Potable Water, Wastewater and Parks  
The table below summarizes available capacity, existing demand, projected increases in demand from city-wide growth, 
projected increases in supply (such as from construction of a new facility) and the maximum demand expected from this 
GMP amendment. The proposed amendment will not adversely impact the level of service for potable water, wastewater 
and parks.  
 
 
 
 
 
 
 
 
 
 
 
 
 
Stormwater and Solid Waste  
The City’s adopted stormwater level of service standards require new development to provide on-site stormwater reten-
tion and/or detention consistent with the requirements of the Water Management District. Therefore, each increment of 
new development, if properly permitted, will meet the stormwater level of service standard. Solid Waste collection is 
funded by user fees, therefore any new customers generate revenues sufficient to fund any capital costs. Therefore, a 
solid waste capacity analysis was not performed.  
 
Transportation  
The City has adopted a Transportation Concurrency Exception Area (TCEA) citywide. Therefore, the City requires pro-
jects to support the multi-modal transportation system. The subject property is located in 2030 Transportation Analysis 
Zone 867, Transportation Area 14, and Transportation Mobility Area C. Lynx currently have a bus route along McCoy 
Road and a bus stop directly in front of the subject property. There are no bike lanes adjacent to the subject property, 
however, there are existing bike lanes on Shadowridge Drive which is approximately a quarter of a mile to the northeast. 
Projects generating 1,000 trips or more per day are required to submit a transportation study and mitigate for impacts to 
the roadway network. According to the Projected Demand chart on the previous page with commercial and residential 
uses included, there is a net increase in trips at 9,363. The applicant is not proposing any residential units for this project 
and the increase in trips comes from the potential of residential units. This amendment would not require a transportation 
study as long as residential is not proposed.  
 
Capital Improvement Program  
There are no current Capital Improvement Program (CIP) projects that directly affect the subject site. Project #528-405, 
which is on the current City of Orlando 2015-2020 Capital Improvement Fund Schedule, was recently completed. This 
project was the demolition of the SR 528 Airport Toll Plaza which is south of the subject property. This project was man-
aged by Central Florida Expressway Authority.  
 
School Capacity  
Orange County Public Schools (OCPS) has two school review processes. The Capacity Enhancement Process (CEP) 
applies to land use approvals, including GMP amendments, that increase residential density. The concurrency process 
applies to all residential development that is not de minimis or previously vested through a DRI Development Order or 
other agreement. The 1,408 dwelling units allowed at the maximum by the proposed Metropolitan Activity Center future 
land use designation is subject to the CEP and concurrency. The applicant is not proposing any residential for this site.   

  

Potable Water 
(GPD) 

Wastewater 
(GPD) 

Comm. Parks 
(Acres) 

Neigh. Parks 
(Acres) 

Transportation 
(Trips) 

Evaluation #1 119,598 82,799 0.00 0.00 39,504 

Evaluation #2 401,198 350,319 3.66 2.11 48,867 

Net Increase/Decrease  281,600 267,520 3.66 2.11 9,363 

  

Potable Water 
(MGPD) 

Wastewater 
(MGPD) 

Comm. Parks 
(Acres) for 
CPS 4 

Neigh. Parks 
(Acres) for 
NPSA 17 

Capacity 109.20 52.16 196.83 35.50 

Reported Demand—2016 83.30 39.15 99.82 1.63 

Projected increase in Demand 2017-2021 4.35 2.99 4.40 0.11 

Projected increase in Supply 2017-2027 0.00 0 0.00 0.00 

Demand from GMP2017-00016 0.28 0.27  3.66 2.11 

Net Available Capacity 21.27 9.76 88.95 31.65 
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Conformance with the LDC  
The subject property currently has an Orange County zoning classification of C-2. The property owner is requesting an 
initial zoning to AC-3/AN, which is consistent with the proposed Metropolitan Activity Center future land use designation. 
Section 65.366 of the LDC requires that all rezonings and/or initial zonings be in conformance with any applicable sub-
stantive requirements for Chapters 58 through 66 of the LDC. Development standards for the AC-3/AN zoning district are 
shown on Tables 2 and 3.  
 
Activity Center Districts  
Section 58.341 of the LDC identifies the purpose of the AC-3 zoning district as follows: “The AC-3 district is intended to 
provide for large concentrated areas of residential, commercial, office, industrial, recreational and cultural facilities at a 
scale which serves the entire metropolitan area, and at the highest intensities to be found anywhere outside of Down-
town Orlando.  A mixture of land uses is specifically intended—Metropolitan Activity Centers composed of a single type 
of use shall be strongly discouraged.  These activity centers are intended for locations where arterials and four lane col-
lectors and mass transit service are available, providing access to other metropolitan areas.”  
 
Aircraft Noise Overlay District  
Section 58.371 of the LDC identifies the purpose of the Aircraft Noise overlay district as follows:  
 

“The purpose of the Aircraft Noise Overlay District is to protect the health, safety, and welfare of persons 
and property in the vicinity of the OIA and OEA. Aircraft noise may be considered annoying, objectionable, 
or unhealthy to residents in the community surrounding the airports. The AN Overlay district is intended to 
reduce noise and safety hazards associated with air-craft operations, to preserve the operational stability of 
the airports, and assist in the implementation of policies and recommendations found in the City's Growth 
Management Plan and in appropriate FAA sponsored Part 150 Studies.”  

 
The subject property is located in Aircraft Noise Control Zone C & D. Regulations for controls are not required for office, 
industrial and commercial uses, but shall apply for hospital, clinics, nursing homes, childcare and school uses. The pro-
posed use of airport parking will not require regulations for controls.  

Aerial Photo—2016 
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Site Photos 

The Subject Property The Subject Property 

The Subject Property 
Existing Airport Parking to the east which will expand 

to incorporate Subject Property 

Existing Airport Parking to the east which will expand 
to incorporate Subject Property 

The Beachline Expressway (SR 528) south of  
the Subject Property 

The Beachline Expressway (SR 528) south of  
the Subject Property 
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Conditions of Approval 
City Planning 
1. DENSITY OF DEVELOPMENT  

Development of the subject property at densities/intensities higher than what is permitted by the Orange County fu-
ture land use designation shall not be permitted prior to the effective date of this GMP amendment and initial zoning.  

 
2. GENERAL CODE COMPLIANCE 

The proposed project shall be developed consistent with the conditions in this report, the attached development 
plan, and all codes and ordinances of the City of Orlando, the State of Florida, and all other applicable regulatory 
agencies. 

 
3.  DEVELOPMENT PERMITS 

As provided by subsection 166.033(5), Florida Statutes, issuance of a development permit by a municipality does 
not in any way create any right on the part of an applicant to obtain a permit from a state or federal agency and does 
not create any liability on the part of the municipality for issuance of the permit if the applicant fails to obtain requisite 
approvals or fulfill the obligations imposed by a state or federal agency or undertakes actions that result in a violation 
of state or federal law. In accordance with subsection 166.033(5), Florida Statutes, it is hereby made a condition of 
this permit that all other applicable state or federal permits be obtained before commencement of the development. 
 

4. MASTER PLAN EFFECTIVE DATE 
The proposed associated Master Plan (Case #MPL2017-00029) shall not become effective until after the effective 
date of the proposed GMP amendment to assign the Metropolitan Activity Center future land use designation (Case 
#GMP2017-00016) and initial zoning to AC-3/AN (Case #ZON2017-00020). 

 
Transportation 
Transportation Department supports this annexation request. 
 
Police 
The Orlando Police Department has no objections to the annexation request for 5309 McCoy Road. A complete CPTED 
review of this project can be found under project number MPL2017-00029.  We encourage developers and property 
owners to incorporate CPTED strategies in their projects. A brochure entitled Crime Prevention Through Environmental 
Design, Your Guide to Creating a Safe Environment, which includes crime prevention techniques for various land uses, 
is available by email.  

Findings 
Subject to the conditions contained herein, the proposal is consistent with the requirements for approval of the annexa-
tion, future land use and zoning applications contained in Chapter 65 of the Land Development Code (LDC):  
1.  The proposed annexation meets the annexation criteria set forth in section 171.043, Florida Statutes.  
2.  The proposed Future Land Use Map amendment is consistent with the State Comprehensive Plan (Chapter 187, Flor-

ida Statutes).  
3.  The proposed Future Land Use Map amendment is consistent with the East Central Florida Strategic Policy Plan.  
4.  The proposed Future Land Use Map amendment is consistent with the provisions of Chapter 163, Part II, Florida Stat-

utes.  
5.  The proposed Future Land Use Map amendment is consistent with the objectives and policies of the City’s adopted 

Growth Management Plan (GMP); particularly, Future Land Use Objective 2.1, Policy 2.1.1, and Figure LU-1.  
6.  The proposed annexation, Future Land Use Map amendment and initial zoning are consistent with the purpose and 

intent of the requirements of the Land Development Code.  
7.  The proposed Future Land Use Map amendment and initial zoning are compatible with the surrounding development 

pattern.  
8.  The proposal will not result in demands on public facilities and services that exceed the capacity of such facilities and 

services since it is subject to Chapter 59 of the City Code, the Concurrency Management Ordinance.  
 
Staff recommends approval of the annexation, GMP Future Land Use Map amendment and initial zoning subject to the 
following conditions:  
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Contact Information 
City Planning 
For questions regarding City Planning plan review, please contact Colandra Jones at 407.246.3415 or  
colandra.jones@cityoforlando.net. 
 
Transportation 
For questions regarding Transportation Planning plan review, please contact John Rhoades at 407.246.2293 or 
john.rhoades@cityoforlando.net 
 
Police 
For questions regarding Orlando Police Department plan reviews or to obtain a copy of the brochure, contact Audra 
Rigby at 407.246.2454 or audra.rigby@cityoforlando.net. 

Review/Approval Process—Next Steps 
1. City Council approves the MPB minutes.  
2. Staff forwards the annexation, GMP, initial zoning ordinance request to City Attorney’s Office.  
3. First reading of the Ordinance.  
4. Second reading of the Ordinance.  
5. The ordinance becomes effective after 31 days.  
6. Building Permits.  


