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PART F INTRODUCTION

BACKGROUND SJMMARY

The City of Orlando recognizes the imjamce of strong neighborhoods
and local business districts in enhancing the quality of life for the citizens
of Orlando. Neighborhood commercial districts can provide services to
residents close to their homes, create jobs, bolster the sense of place in a
community, and promote green initiatives and sustainability goals by
reducing the amount of time residents need to spend in their cars. Mayor
. dzZRR& StefgiNaANI I YR2 AYAGAFGABS YR
programs have helped enhance neighborhoainmercial districts like S.
Orange Avenue and Michigan Streétowever, bolstering neighborhood
commercial districts has made these areas even more attractive to
developers looking to build infill projects. While investment in the local
business districtof Orlando is desirable, existing zoning rules are often
more applicable to greenfield development and lack the special
considerations for appropriate transitions and urban form necessary to
sustain the desirable characteristics of traditional Main Stieetas. With

this understanding,Mayor Buddy Dyer in consultation with Distridt
CommissionerPhil Diamond and District 4 Commissioner Patty Sheehan
appointed a citizen task force to partner witthe City 2 F
Community Planning Studto shapea visionfor the South Orange Avenue
and Michigan Streetorridors in the Downtown South Main Streeirea
The Task Force hefuliblic meetingsonce a monthand sponsored several
g2NJ aKz2Laz
evaluate eisting conditions in the study area

The work of the Task Forceconsidered theneed for compatible infill
development standards along the corridor as well the continued
expansion of the Orlando Health campus, the future implementatioa of

hNI I YR2Q&

Ay Ot dalikity i@ eally Navenibdr RO0%o2 dzii &

Commuter Raistop on Sligh Blvd.and the designation of S. Orange
Avenueand Michigan Streeds a Main Street districthe focus of the Task
Forcehas beerto develop appropriate guidelines farivate development
alongthe corridor. The guidelinesire meant topromote better decisions
regarding master plans, conditional use permits, planned developments,
re-zonings, and density/intensity bonwes. These guidelineswill also help
minimize commercial intrusion into surrounding neighborhoodswhile
promoting creative e planning and redevelopment

In addition to the guidelinen this document Growth ManagementPlan

and Land Development Code amendmeats alsoproposed It is hoped
thﬁ\téhés W(?rk}\wdllég ug in %lrelat/e): %Pred{ctqbll\llg L bot.h gsidents and
future developers alikdy establishing regulatory authority ovall future

development proposals

The Task Force evaluated conditions and made recommendatiofigein
categories:

e Urban Form Urban form recommendations are intended to
protect existingproperty rights byretainingexisting intensity and
density standards while guidng the massof new buildings to
ensure appropriate trandions to surroundingresidential areas.
The result is a profiléor the maximum height, bulk and mass of
structures that may beproposed along S. Orange Avenue,
Michigan Street, and intersecting side streets

e Urban DesignWhere Urban Form determines the overall mass of
new structures, recommendations on urban design address
architectural details, building articulation, stormwatedesign,
parking locationand other site planning concerns.

e Setbacks and Streetscap&treetscape concepts are proposed to
guide future discussions with the Florida Department of
Transportation(FDOT)and Orange Countyegardingthe design
and approvabf standard streetscape treatmentdongS. Orange
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Avenue and Michigan Street. Additionally, building setback THE VISION TASK FEFRROCESS
standards ensure that adequate righof-way and sidewalk

easements are obtained when properties redevelop, even if  Based on feedback from elected officials and residents, the Cityefban
streetscape improvements are not feasible at time of Vision Task Force comprised of citizewho were willing to work
redevelopment. intensively on @veloping a vision for this very important corridor. Other

» Transportation Access management guidelines are proposed citizens, while not appointed to the Task Force, were invited to attend and
limit curb cuts on S. Orange Avenue and Michigan Street, require participate in the Task Force meetings as their time allowed.
crossaccess easements between properties, and promote
thoughtful site planning that allowsransitional properties to be City staff worked with the Downtown South Main Street adubtrict
accessed from commercial properties rather than residential ~commissioners Phil Diamond and Patty Sheehan to compile a list of
streets.Priority locations for bus shelters along the main corridors ~ interested citizens, business owners, and property owners in the area. A

are identified, anda conceptial median plan is proposefdr the goal in selecting members for the Vision Task Force was to achieve a
installationof medians whereight-of-way is currently utilized for balance of interests and to involveepple who might not otherwise have
center turn lanes. been actively engaged in the process. The intended result was a citizen
e Implementation Saff will work with the Main Streetdistrict and driven process with assistance and guidance by City staff.
the South Downtown Community Counc¢d explore financing 0 - cLidision |
options for implementing public improvementsas well as e i
coordinate with beh FDOT and Orange County on potential 1l h / . General Study §
streetscape treatments As City resources are currently i U=u_ Area :
unavailable for public improvement projects, creative financing iﬁ j : - | |
solutions or incremental improvements tied to individual : — ;-' !
developments may be utilized to realittee goals of this plan. TT LD EE < ﬁ'
ster] —1 =
The recommendations of the Task Force, described in detaihim _! g(ﬁ t ¥ “T Cﬁ :
R20dYSy (T 6ATL 08 AYLASYSydsR GkNed— A1 i LD "1 -3‘“}' ISL: . P
Management Plan and Land Development Cotfe. April 2010, he 2 m T i Z% LT_QE
Municipal Planning Boardecommerded that the City Council approve ’;‘ i : e B T
proposed Growth Management Plan amendmenrts a prelude to the y/’/'/ <. 1 TL‘ : g TH—Jerece—L
adoption of adetailed zoning overlay and support document at a future 7 / % i i L
date. These amendmenisreferenced in this documentyill allow the :4 ~inn P i - —
vision established Y the Task Force to be implemented as future | s o o S g o =
development is proposed. u y i o : JJHH q ‘ “..rLI !

Figurel: General Study Area
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TASK FORCE MEMBERS

MARY HURLEXCCIM, RPA, LEED aBOCHAIR

Real Estate and Leasing Manager for Pineloch Management Corp., a major
property owner in the area. Worked with Orlando Health and consultants
on the South Downtown Vision Plan and current chair of the Steering
Commitee to create a South Downtown Distritdominee for the Advisory
C2FNR O OF2N) GKS {2dziK 52¢yi26y 5Aal
aspects of commercial real estate for 30 years and has worked in the south
downtown area for 16 years.

MARK JANSENWE,LEED AR COCHAIR

Resident of DelanelarkMVadeview Parkieighborhoods for more than 10
years. Senior Project Manager specializing in airport planning and
construction projects, based in the Orlando office of Kintleyn and
Associates, Inc., a civil éngering and planning firm. Qurrently the
President of the Wadeview Park Neighborhood Association.

JON TOOTHMAQVICECHAIR

Orlando resident for 40 years, recently purchased a home in the Lake
Copeland Historic District. Owner of the RadioShack bugildird franchise

on S. Orange AvenueCompleted a graduate certificate in Urban and
Regional Planning at@F.Foundingmember of Downtown South Main
Street former chair of the Economic Restructuring committee, and
currently serves on both the Economic Rasturing and Design
committees

EMILY BROWN

Project Manager at ML Carter Development and associate of Patrick
Chisholm andDaryl Carter, two prominent property owners in the area.

Experience with development, construction management, and commercial
real estate. DNJ} Rdzl 6 S 2F w2ftftAya /2tfS3S
and Marketing. Has wrked onML Carterredevelopment projects in the
areafor 5 years

gAGK

ALICE BURDEN

Orlando native and resident of thBelaney Park are#or thirty years
Founding memberof Downtown South Main Streef currently the
Downtown SouthMain Streetsecretary and senseon the Organization
comndtte® Hrmer Kigaryyand math Ateagheand loweshstorig BaRes A y |
buildings and neighborhoods

ff

KRISTI CAMERRE

Orlando native, Southern Oaks residentsince 2002, president and

treasurer of the Southern Oaks Neighborhood Association. Civil engineer

gAGK | aladSNNna RSINBS Ay ¢ SN NBa2 dzN
transportation engineering division managing the traffic engineering

group.

MIKE CASSAVAUGH

DSYSNIt alylF3aSNI Fd ! NbeQa wSadidl dzNI yi
Avenue. South Orange residenfFoundingmember of Downtown South

Main Streetand first president of Downtown Souturrently chair of the
organization committee.

ANOOPDANI

Owner/Operator of 'The Athlete's Foot' athletic footwear franchise located
within SODO UCF graduatéGeneral Business) and participates within the
Downtown SouthMain Street pomotions and economic restructuring
committee. Currentlyresides in theConway/Belle Isle area.
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REBECKA FOX

Lancaster Park residefudr 13 years, Orlando native with fond memories of
Ghf R hNILlyR2®E
design, attended a summer program at Harvard University on urbaigmles
and participated in the early planning stages of Celebration, Flovida
Chair of the Downtown South Main Streetlesign committee and
previously the design committee chair

ARLEAN GULLEY

Business owner of Sweet Potato Pie bakery on E. Michigant Stred
years and businessmember of Downtown South Main StreeActive in
FNBF FFENYSNR& YIFN)] Siha
picked Downtown South for store front location due to proximity to
downtown neighborhoods. Hopes to move ttte Downtown South area in
the future. Partner with Orange County Public Schools for donations,
including Blankner and Boone.

SARA HOWARD

Longtime Southern Oaks residenfamily has lived in the south Orlando
area since 1926.Longtime advocate for the @ea south of downtown
continues to pick up trash on S. Orange Avenue and Michigan Street to
keepthe area from looking riwlown. Has worked in residential real estate

in the established areas of Orlando for over 20 ye&wsunding board
member of Downtown South, serves on Design and Promotions
committees.

GREG MORRISOBCIM, SIOR

Orlando native, commercial real estate broker/investor and Principal at
Morrison Commercial Real Estate. As tivener of Shoppes at Orangkas
insight on the daily challengesaded by property owners and business

LYGSNRA2NI RSEAAIYSN SQHARLIENGLOKXN v 3

62 Ay i SNI t I NJLifelopg Wadeviegv2Park esideng anéapt Nresider® gf the yadyiew

owners in the area south of downtowrctive member of the Downtown
South Main Street.

Ay | NOKAGSOGdzNB

Economic Development Consultant with Boyette Strategic Advisbake
Copeland Historic District resident for 14 ygandpast President of the
Lake Copeland Neighborhood Association. Children attended Blankner and
Boone. Hates to drive more than two miles for any food or services, so
personally invested in enhancing and diversifying the Downtown South
area.

RANDY TWAN

Park Neighborhood AssociatioRetired Deputy Fire Chidbr the City of
Orlanda Currently a Wadeview Patkeighborhood Watctblock captain,
COP for Orlando Police Deferved on théMayor's Law Enforcement Task
Force

JAMES WOLF

Delaney Park residerfor 17 yearsand president of the Delaney Park
Neighborhood AssoicationlT Director for Metters Incorporated, a
simulation and training device manufacturing businedesidential
member of Downtown South Main Street.Strong advocate for
preservation and restoration.

JEAN YGLESIAS

Southern Oaks resident for the past 11 years. Founding member of
Downtown South Main Street, formerly served as Chair and currently
serves on the board as wel ahe design committee. Experience with film
making, interior design, web design, communication, and marketing.
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PUBLIC PARTICIPATIEND COMMUNITY INVOLMENT COMMUNITY EVENTS AMBETINGS

One goal of the Orange/Michigan Vision Plan effort was to ensure that November 14th, 2009t Community Walkabout event held at Christ
citizens, property ownersand business owners along the corridor had an Church of Orlando (notices mailed to property owners within the initial
opportunity to participate and provide input throughout theisioning Vision Plan sty area)

process.In addition to the monthly meetings of the Vision Task Force,
which were open to the public, several community events and meetings
were held to provide additional forums for community participation.

February 2nd, 2010t Community Meeting with Lake Copeland
neighborhood association at the Beardall Senior Center

March 31st, 201&@ Community Meeting at the Beardall Senior Center, to
LINBaSyid GKS ¢l &1 C2NDSQa T Aw(hoficesNEO2 YYS
mailed to property owners within the proposed Vision Plan area)

A community walkabout event was held early in the Visioning process
where community membersvere invited to join Task Force members in
nine small groups owariouswalkingtours throuchout the study areaThe
comments of each group were documented with the assistance of City ~April 8th, 20101 / A& &dF FF LINBasSyda ¢l &
aldrTT YSYOSNR ¢K2 OF LIWidz2NBR S| Ol 3 NBdan@ih sQth XiXirsrdefpudindsfes 1221 LIK20G23a @
NBadzAZ 6a 2F GKS 461 f11F02dzi 6SNB dzaSR (2 3IdzZARS GKS ¢l &1 C2NDSQa F20dza (KNERdz
the remainder of tle Visioning procesdhe final walkabout report can be April 12th, 2010t / AG& &Gl FF LINBaSyia ¢kal C2ND
found in Appendix A. the Wadeview Park Neighborhood Association at the Wadeview Park
community center

1 C2ND

Photo: Walkabout Participants Document and Discuss Existunditions or

Orange Avenue Photo: City Staff Presents Results to Downtown South Business Community
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TASK FORCE MEETINGS

The Task Force meetings were held on the second Tuesday of each month
at City Hall.

JULY 14, 200&Initial introductory meeting of the Task Ferc

AUGUST 11, 2008Task Force brainstorming session on issues and
assets of the corridors

SEPTEMBER 8, 208%raining on urban form and use transitions
(using a Transect planning approach)

OCTOBER 13, 20@®iscussions and development of a transect plan
for the area

NOVEMBER 10, 20G9Training and initial discussion about urban
design standards for the area.

DECEMBER, 2009c¢ Discussions and recommendations about urban
design standards and training on transportation, infrastructure, and
streetscape costraints

JANUARY 12, 20Xx@iscussions about streetscape coordination with
FDOT, and adjustments to the transect plan

FEBRUARY 9, 20&MDiscussions and final recommendations about
streetscapes and other transportation items (bus stops, medians)

PUBLIGIEARINGS

In addition to the community meetings and task force meetings, two
separatepublic hearings (one for Growth Management Plan amendments
and one for zoning changes) were hblgdthe Municipal Planning Board. At
the City Council levefour future advertised hearingstWo for Growth
Management Plan amendments and two for zoning changesjequired
before the Vision Plan becomes official palicy

Photo: The Transect Plan "in process"”
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PART IICONTEXT AND PAST RNANG EFFORTS

Existingdevelopment in the area located just south of Dowwn Orlando
includes heavy industrial uses, the Orlando Health hospital and supporting
medical offices, neighborhoedd SNIZA Yy 3 NB A G dzNI y i a
retail stores, some of the oldest historic homes in Orlando, public parks
and community centersjow densty singlefamily neighborhoodsthe
SoDo mixedise project with apartments, office, retail, restaurants, and a
Super Target, various densities of mddtimily and attached housing
(duplexes, townhomes, triplexes, and larger apartment and condamini
complexes) and a historic train station currently used as an Amtrack
station and planned to become a commuter rail stop

Given the prime location just south of Downtown Orlando, the S. Orange
Avenue and Michigan Street corridors have experienced much
development interest in the past several years, and continue to receive
interest despite the nationwide recession that has impacted growth and
development elsewhere.Since 2008 330 residential dwelling units,
240,000 sq. ft. of office spacand 420,000 g. ft. of retail spacdas been
constructed along the corridor, with additional projects approved or
seeking building permits at thisne.

As develoment interest increased along the corridor, some area residents
began to raise concerns over the propdskeight and bulk of buildings
proposd on the east side of S. Orange Avenue. Additionally, private
property owners raised concerns about growth management policies that
prevented the expansion of commercial uses into residential areas, even in
places whee the commercial property was viewed as too shallow to allow
for feasible redevelopment.

Photo: SODO under construction (July 7, 2008)

2 KAES GKS /AlGe& NBOSyidfe O2vyLX SGSR
area (a 550acre aea generally bound by the Ea#fest Expessway, S.
OrangeAvenue, Michigan Street, andl), that vision plan did not address
the S. Orange Avenue and Michigan Street corrigeeg next page)The
recommendations contained in this document attempt to plgment the
South Downtown Vision Plan efforts and address resident and property
owner concerns over the redevelopment of the S. Orange Avenue and
Michigan Street corridordParticular attention was given to the transition
between residential and commerdiareas.
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Figure2: South Downtown VisiorPlanRendering(source: South Downtown Vision Plan
support document, 2008)

SOUTH DOWNTOWN VISIeLAN

The South Downtown Vision Plan identifies three target areas where
increased densitiesand intensities and a wider range of uses will be
allowed through the adoption of one or more zoning overlay districts
sometime in the future. The target areas are intended to encourage
higher intensity, mixed use development in proximity to the Commuter
Rail station and at the intersection of Kaley Street and Division Avenue.
The plan also recommends allowing residential uses within Industrial areas
along #4. This recommendation is intended to support the continued
growth of Orlando Health by encouriag nhew housing opportunities west

of Orange Avenue.

The South Downtown Vision Plan was adopted by City Council in October
of 2008. Four Growth Management Plan subarea policies were
subsequently adopted by City Council in February of 2009. The subarea
policies establish the potential for higher densities and intensities and

additional land uses, as recommended in the South Downtown Vision Plan,
through the adoption of one or more overlay zoning districts. The overlay
districts will beconsidered for doption after funding is identified for the
infrastructure needed to accommodate the impacts of the higher densities
and intensities and additional uses allowed by the overlay districts.
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Figure3: South DowntownVision Plan boundarieésource
support document, 2008)

: South Downtown Vision Plan
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DOWNTOWN SOUTH MASNREET

In 2008, a group of local residents and business owners established
Downtown South Main Streets one of the five Main Street districts in the
Ciy of Orlando.The Downtown South Main Street boundaries span from
Gore Street to the City limits along Orange Avenue, and from Division
Avenue to S. Ferncreek Avenue along Michigan Street. Downtown South
Main Street uses theNational TrustMain Street Cerii S NEU&Point
Approach which incorporates organization, design, promotion, and
economic restructuring to strengthen and support neighborhood
commercial areas. In addition to the fopoint approach, there are eight
guiding principles that Main Streetra@ups use to enhance and revitalize
their districts. Implementation of the foupoint approach should be
comprehensive, incremental,utilize self help and public/private
partnerships, identify and capitalize on existing assets, focus on quality,
encouragechange, and be implementatieoriented.

al Ay {GNBSGQa ST Timitkd By existiB rulds2and G A Y S &
regulations established by the City and other governmental entities.
Regulations related to setbacks, signage, street banners, streetscapes,
building height and mass, sidewalk cafes, open space, etc. are established
through zoning codes, Growth Management Plan policies, and Florida
Department of Transportation standard®ecause the proposed plan
boundaries for the Orange/Michigan Vision Plan so cloaébn with the

boundaries of Downtown South Main Street, this Vision Plan aims to
support Main Street with standards that advance their efforts in place

making and provide additional opportunities for branding, streetscapes,
and promotion.
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Figure4: Downtown South Main Street Boundaries
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PART IIIGOALS AND INTENTIONS e Provide opportunities for redevelopment of aging or obsolete
commercial properties to enhancepportunities for neighborhood

¢KS ¢l a1 C2NDSQa NBO2YYSYRIGA2Yy A& | NB seiviwyrefdil Al ieSaRrantsyh addikidd to fnadicdl efficgsy 3 LI 3 S & ®

The goals and intentions of each topic area are addressed first, falltye

more detailed solutions recommended by the Task Force. HUREANIDESION
URBAN FORM e Encourage an eclectic mix of architectural styles that are true to their
own style and are products of their time, bubt as to dictate any
o Preserve property rights of businesses and tamdhers alongOrange style.
Avenued  aSR 2y REAKGAyBH2¢aAay¥y3 AydSyairidasSa FyR RSyaraidarsSa
e Require adequate transparency at ground levels adjacent to streets to

e Manage future growth (master plans, conditial uses,planned activate the streetscapesupport activity and increase safety
development rezoning, density bonuses, and other such methods)
within the longterm vision by considering each individual e Extend Traditional City zoning standards to the south side of Michigan
development as it relates to the other components within the area Street to ensure aconsistent street experience and enhance
and the larger vision foDrange Avenue, MichigaBtreet, and the pedestrianfriendliness.

South Downtown area
e Articulate building masses and materials to reduce visual monotony

e Incorporate  appropriate  transitions  between residential and create humasscale architecture that reflects the rhythm and
neighborhood and commercial propertiesalong S. Orange Avenue a0lrtsS 2F GKS /AdeQa FTIFIOoONROO®
and Michigan Streeib protect the residential character @stablished
neighborhood, reduce montony of commercial developmentand e Provide standards for storwater and site grading to ensure the
provide opportunities for compatibleedevelopment. private realm (stoops, courtyards, patios, entrances) interfaces

appropriatelywith the public realm (streets, sidewalks).
e Respect and protect thestablishedresidential neighborhoodsand
encourage new housing opportunities e Create architectural details that are indicative of typicalin
streets,¢ like pedestrian sigage, canopies,arcades, sidewalk cafes,
andavariety of materials and architectural treatments.

Orange/Michigan Vision Plan Support Document 10|Page



e SupportDowntown Southa I Ay { iNBSiQa SFT2NIA

promote local businesseand install entrance features

SETBACKAND STREETSCAPES

e Ensue adequate setbacks from baodk-curb to building facade to
allow for future streetscape installation and adequate interim
landscaping.

e Providea conceptual streetscape section for Orange Avenue to guide
future streetscape negotiations with FDOT, andvie a conceptual
streetscape for Michigan Street that relates to, but is distinct from, the
streetscape on Orange Avenue

o Allow flexibility within private setbacks to encourage bringing local
business activity closer to the streetutdoor cafes, outdoodisplay
of merchandise, building projectiongnd landscaping on private
property ¢ to enhance thepedestrian realm

e Support instatition of shade trees where possible along the corridor
as development occurs or funding sources are identiftedalm taffic
and create a more inviting environment.

TRANSPORTATION

e Limit the number of curltuts on S. Orange Avenue and Michigan
Streetby encouraging crosgccess and consolidated site planning.

e Manage access on transitional properties to protect the chamacf
residential blocks.

G2 OoONFYR (GKS RAAGNROU
Support the creation of a median system and curb extensions at
intersectionsas development occurs or funding sources are identified
to calm traffic, provide landscaping opportunities, increase pedestrian
safety, and enhancethe aesthetics of S. Orange Avenue and Michigan
Street.

Identify key bus stops for the provision of shelters.

IMPLEMENTATION

Work with FDOT to establish context sensitive design standards for S.

Orange Avenuethrough the Transportation Design for Livable
Comnunities (TDLC) process

{dzLILI2 NI al Ay {GNBSGQa STF2NIa (2

Seek funding sources for the installation of streetscape improvements
and undergrounding utility lines to provide more opportunities for
street trees.

Amend the Growth Managenm¢ Plan to lay the groundwork for
adopting aecialPlan zoning overlay.

Amend the Land Development Code to adopSpecial Plarzoning
overlay on commercial and transitional properties in the study area to
ensure conformance to the recommendations oétlhask Force.

Allow staff to create a support document that embodies all of the
above recommendations for Growth Management Plan amendments,
Land Development Code amendmerdad Special Plan overlagning
standards.

Orange/Michigan Vision Plan Support Document
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PART IVDETAILED RECOMMEND®ANS

ESABLISHING THE BOWRIES OF THE VISIPIMN

The Task Force studied broad area aroundS. Orange Avenue and
Michigan Street to makeéecommendations on appropriate urban form,
including propertyoutside of the proposed boundaries of the proposed
overlay zming district.This ensured that any recommendations considered
the broad context of the area, rather than narrowly focusing on S. Orange
Avenue and Michigan Street.

Growth Management Plan amendments are proposed to amend Figure
UD29 in the Urban Desigrlement to show thearea considered for a
Special Plan Zoning Overlay (see proposed Figur@9J)Dight). These
boundaries generally represent the areas where the Task Force
recommends specific land development regulations that would apply to
new developmet and to the substantial improvement or expansion of
existing development.

Given the extensive planning that has already occurred west of S. Orange
Avenue, the Task Force aimed to minimize the oyethetween the
recommendations contained in this docunteand the recommendations
contained in the South Downtown Vision Plafhe South Downtown
Vision Plan did not address S. Orange Avenue or the unique need for
transitions around the SODO development, so these properties were
included within the proposed Sp&l Plan boundariesLikewise, the Lake
Copeland Historic District and the Bradshaw Terrace Appearance Review
District abut commercial properties on the east side of S. Orangmue,

but already containsubstantial regulations for development and were
excluded from the Special Plan overlay boundary. Finally, several
properties in Unincorporated Orange County were includeithin the
boundaries of the proposed Special Plan Overlay shown in Figu29UD

but no zoning will be assigned to these propertiedess the owners annex

Ayia2 GKS /AGeéd ¢KS ¢l ai C2NOSQa NBEO2 Y
gAftf 0SS dzaSR (G2 3IdzARS adl FFQa NBO2YYS
land use and zoning classifications to the annexed property, and the

Special Plan overlagoning would be added at that time.
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URBAN FORM: A TRAKSEPLANNING APPROACH found in older cities, as zoning lines often divide streets and introduce
regulations that do not always relate to the adjacent zoning distict.

The following urban form recommendations ptect existing property transect planning approach can begin to address these issues by
rights by allowing existing allowable intensity and density to remain, but ~Programming logical and appropriate transitions between areas where
guide the massingof new buildingsto create appropriate transitios to higher intensitydevelopment is permitted and areas reserved for lower
surrounding areas. The result ispeoposedprofile that would determine intensity, often single family residential, uses.

maximum heigh bulk, and mass of structures that may be proposaud

studying the typical lot widths and depthsllowable intensitie
built throughoutthe plan area By ying yp pina, S

densities, building heights, and setbacksd the distribution of intensity

and density along the corridor, and paying close attention to where logical

BACKGROUND: TRANSEBCANNING AND EXISGIN transitions in building mass and scale make sense to create a more organic
ZONING transition of urban form the Task Force was able to make
N\BOZYYS)/'FU u7\2 FT2NJ I ¢NI FYF@I§€OU|II’Y§|)/ ol

Ly SO2t23&3 dGKS GSNYV aiNIyaSOle A&y dzdRoeigomdde éog‘%gtq”%rksav\ﬁtﬂ P25y QiSiifig Arfing Y U dzNT

habitats that can be found as oteavels for example, further away from a regulations to form a more holistic and comprehensive system for

water body or higher up a mountainside. The same concept can be evaluating nevdevelopment proposals along the corridor.
observed in the patterns of cities built before traditional zoning codes

were enactedg gradual changes from undeveloped land to dense urban
areas occur incementally, with changes in intensity and form happening
over several blocks and uses often mixed together the closer one comes to
the urban core. Conventional zoning has changed this natural pattern

A TypicAL NATURAL TRANSECT

Figure6: A Typical Natual Transect (Source: SmartCode Version 9.2) Figure7: Continuity of the Transect Throughout a Region (Source: SmartCode Version 9.2)

Orange/Michigan Vision Plan Support Document 13|Page



The Transect Plan, described in detail in the following pages, forms the basis Planning for transitions can make good business sense, too. Larger

for all ofthe recommendations of the Vision Plan and providity staff, buildings of six to seven stories on small parcels near the edge of ttaa
board members,City @mmissioners, developers, and residents a rational coreare impractical; ownership pierns and depth of the parcels preclude
system to evaluate, understand, and desigiew development. The adequate parking, lack dimensions to provide adequate core services for
transect plan is particularly helpful in guiding demis about variances, larger buildingsand are less appropriate as intensity tap@f into the
bonuses, or conditional use permitshat would potentially allow neighborhood.

developmentt 6 2 S YR 0S@2yR (GKS Goe qNAIKGE SydAadtSySyda 2F | LINBLISNIe@

in areas designated for intense development, bonuses and additional height
may be appropriate odesirable to create a vibrant, urban environment,
while bonuses to increase mass and height may be inappropriate and
undesirable onportions of properties located immediately adjacent to
single family neighborhoods.

RURALTITEITEITITRANSECT HIETETTIITURBAN

l DISTRICTS

URBAN TRANSECT ZONES

NATURAL TRANSECT ZONES

-
11

D DISTRICT

H

16 URBAN CORE

15 URBAN CENTER

Figure8: Rural to Urban Transect lllustration (Source: SmartCode Version 9.2)
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Floor Area Ratio: 1

Figue 9 summarizes the non-residential zoning districts in the
Orange/Michigan corridor. The maximum permitted intensities and
densities do notalways allow enough building mass to achievéghe
maximumpermitted or conditionalbuilding heights taller buildingsoften
require a dasity or intensity bonus (Note: nonresidential intensities are
SELINBa&d8SR (GKNRdZAK | YFEAYdzY a¥t22NJ
the maximum ratio of building square footage to lot square footage, while
residential densities are expressed throughe ttmaximum number of
dwelling units allowed on one acrelfirough the special plan process, the
Aade YlIe& LINBaONAROS 3FdzARStfAYySa FyR a
YR &AGAYy 3 LDES 584BRWMHPO iindebEBnEe; thevcreation of
transect zonescan establish maximum building dimensions andthe
placement of development on a sitein order to achieve greater
predictability for existing residents, potential devetp, businessesand
property owners. This can be achieved without further limiting th
densities and intensities allowed by the zoning distras illustrated by
Error! Reference source not found.

2 stories cover
1/2 of the lot

4 stories cover

1 story covers o
1/4 of the lot S5asSyua

whole lot

Floor Area Ratio: 2

HHHH#

2 stories cover 4 stories cover 8 stories cover
whole lof 1/2 of the laot 1/4 of the lot

VAA2Y A

FigurelO: lllustration of how Floor Area Ratio (FAR) can be "stacked" on a development

Figue 9: Comparison of NofResidential Zoning Districts in Orange/Michigan Commercial Corridors

Minimum 25 ft.

Minimum 15ft.

Minimum 0.3FAR
MaximumO0.7 FAR

Maximum 0.851SR

Permitted: 75 ft.

Minimum O ft.
Maximum 15 ft.

MaximumO0.5FAR
MaximumO0.85ISR

Permitted: 35 ft.
Conditional: 75 ft.

Minimum O ft.
Maximum 15 ft.

Minimum 0.4 FAR
Maximum 1.0 FAR

MaximumO0.90ISR

Permitted: 100 ft.

Minimum O ft.
Maximum 15 ft.

Maximum 0.3FAR
MaximumO.75ISR

Permitted: 35 ft.
Conditional: 75 ft.

Minimum O ft.
Maximum 15 ft.

Minimum0.5FAR
Maximum 1.0 FAR

MaximumO0.90ISR

Permitted: 100 ft.
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Urban Core Zone

T5

T4  General Urban Zone

Urban Center Zone

T3.5 | Townhome/Work-live Zone
T3 Suburban Zone

Special District (Industrial)

Public

Parks, plazas, or open space

Proposed Speal Plan

Activity Nodes

Figurell: Proposed Transect Plan with Activity Nodes

In order to create the desired transitiomgetween activity centes, mixed

use corridorsand residential neighborhoala Transect Plafsee leftand

following pagé and development standards for each transect zone

60 00 NB @A willi d& Rncludletlih the proposed Special Plarzoning
overlay. Where possible, the transect zones are proposed to chaatge
mid-block Theproposed transect plademonstates a gradual increase of
mass, scale and building types from tfh@ (yellowyesidential zones to the
T6and T5activity nodegred and pinkaround Orlando Health/Commuter
Rail, SODO, and the f 6 S NBubli® $HRgping centerThe T4 areas

(orange) SSy +Ff2y3 Yzad 27

526yi26Y

representone to threestory buildings that would create a moteaditional
dal Ay fedisddestd the surrounding neighborhoads

FUTURE LAND USHANGES

{ 2 dzti K

The transect areagenerallyreflectthe existing zoning classifications in the
corridor. However, in some places transects are proposed that provide

greatercommercial depth for redevelopmendr envision the extension of
an activity center into an industrial area. In these instances, tae plould

support property owner® NXIj dzS& ( &

would also provide a basis ftine denial of an inappropriate request for a

F2NJ CdzlidzZNB [ | yF
amendments that follow the transect plan. Alternatively, the transect plan

future land use or zoning amentent, when such a request would result in

a violation of themaximumtransectprofile. For property owners to apply

for a future land use or zoning change consistent with the assigned
transect, the property must be contiguous to a property with the same
future land use, or aroup of properties spanning an entire block may

apply togetherTK S ONXBI A2y 27

GAEE I YREE

2ZF YZ2N

is not the intent of the plan. Rather, when changes make sense to provide

a more consolidated or logical redegpment project, the transect plan is

designed to allow such changes to occur.
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Figurel3: Detail of Traasect Plan (Grant Street to City Limits)

Figurel2: Detail of Transect Plan (Lake Lucerne to Grant Street)
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In two locations, citynitiated future land use changes are propogsde
Error! Reference source not found. These are areas where
redevelopment of any parcel, regardless of location, would make sens
within both the existing conditions and the proposed transect plan. In
other words, parcels would not necessarily need to be contiguous o
consolidated prior to redevelopment. One such location is the north side

CUCERNE
§12

BELLEVUE A

of W. Grant Street, betweehucerneTerrace and S. r@nge Avenue. 12.2

SOFdzaS GKS&a$S LINPLISNIASaA KIF @S TN
(W. Grant Street provides access to both SODO and industrig
properties), projects utilizingthe proposed change from Industrial and
Residential MediumIntensity to Office low Intensity would be

The other cityinitiated future land use change that resulted from the ;
visioning process was the change from Neighborhood Activity Center t
Mixed-Use Corridor Mediunintensity for the propertieslocated at the

intersection of S. Orange Avenue and Kaley Stréats change was |jiimwraaismning

recommended mostly as a map cleap, as the area exhibits all the

characteristics of mixedse corridor, is adjacent to mixagse corridors 12.2

JULTEIRLL IV VY RAUBY BT Y
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to the north and south, and is degnated T4 in the transect plan, a
typical mixeduse corridor/Main Street area designatiofihe result is a
slight increase ithe allowable FAR from 0.30 to 0.50.

]

Future Land Use - Proposed GMP2010-0

GROWTH MANAGEMEMNSUBAREROLICY CHANGES Part B
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In order to allowdesirable and appropriatéuture land use changeshe

boundaries ofgrowth management subarea policies S.12.1, S.18.1, and

S.19.1 are proposed to badjusted consistent with the Transect Plan.
These subarea policies currently prohibit the expansion of-mesidential
uses and zoning sliricts into adjacent neighborhoods. However, in many
cases flexibility to allow for the controlled expansion of noesidential
uses is desirable when such expansion is ugedeateproper transition

Figurel4: Existing and Ryposed Cityinitiated Future Land Use Changes

zones In all instances, the Transect Plan would continue to dictate the
supportable future land use changes (for more on the future land use
designations appropriate for each transect zone, see Part VI
Implementation). The shaded properties oRrror! Reference source not
found. represent the properties affected by the change. Some of the
affected properties are currently located outside of the City limits;
however, if the propertiesre to annex in the futte, the subarea policies
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