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1. Overview

1.1 PURPOSE OF THE STUDY

In 1991, the residents and businesses of
Winter Garden demonstrated a high level of
community suppert and dedication for the revi-
talization of their downtown core. Last
September this effort resulted in the designa-
tion of Winter Garden as a Florida Main Street
City. The Main Street approach has through
organization activated and motivated leader-
ship to create a revitalization vision for area;
through promotion they intend to enhance their
image; through design programs will improve,
restore and maintain the historic character of
the the downtown area and through econornic
restructuring and cultural enhancement strate-
gies improve the skills of their existing
businesses as well as analyze market trends
throughout ‘West Orange County in order to
counter a thirty year trend of disinvestment
and deterioration.

This study was initiated by the City and
Main Street Winter Garden to provide an out-
line into the State’s community redevelopment
process, investigate and document blighting
conditions and provide criteria for the estab-
lishment of a community redevelopment
agency and redevelopment trust fund in order
find an organization and funding mechanism
to assist in meeting revitalization goals.

1.2 COMMUNITY REDEVELOPMENT ACT
OVERVIEW

In 1969 the Florida Legislature created the
Community Redevelopment Act, Chapter 163,
part III, Florida Statutes (F.S.). The purpose of
the act is to assist local governments in elimi-
nating and preventing blighted and or slum
areas that are detrimental to the health, safety
and welfare of residents of the State. In 1977

the act was expanded to allow for the use of
tax increment financing (TIF) through the cre-
ation of a redevelopment trust fund.

The community redevelopment process is
enacted and implemented by the local govern-
ing body. Counties that have a charter form of
government are granted exclusive rights,
within their boundaries, to exercise the rede-
velopment powers set forth by Chapter 163,
part III. The governing body of a county, that
has adopted a home rule charter, may delegate
redevelopment powers to a municipality
through a resolution. Redevelopment powers
are granted to a municipality as specifically
enumerated through the resolution. Orange
County is a home rule charter government.

. In order for the local governing body to ex-
ercise the powers set forth by F.S. 163, part I,
a resolution must be adopted, finding that one
or more blighted or slum areas exist, and that
the rehabilitation, redevelopment, or conserva-
tion of such area(s) is in the interest of the
public health, safety, morals or welfare.

A Community Redevelopment Agency
(CRA) may be created after the adoption of the
finding of necessity resolution and determina-
tion that a CRA is necessary to carry out the
purposes of the Redevelopment Act. Estab-
lishment of a CRA, its powers, requirements
and restrictions will be discussed in greater
detail in a subsequent section.

An element of the community redevelop-
ment process is the creation of a redevelopment
p!=n for the area established by the finding of
necessity resolution. The plan provides de-
tailed physical information of the redevelop-
ment area, identifies projects and estimates
costs and provides a method of financing. The
plan must meet established criteria set forth
by the Community Redevelopment Act.
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The community redevelopment plan is submit-
ted to the local governing body for approval.
The plan must go through the public hearing
process and at that time may be approved by
the governing board. Plan development will be
discussed in greater detail in a subsequent
section.

The trust fund is established through ordi-
nance by the governing body that created the
CRA. The adoption of this ordinance “freezes”
the tax base within the redevelopment area at
the level of the most recent real property tax
assessment roll prior to the effective date of the
ordinance. Tax rolls used for this purpose are
the preliminary roles submitted by the county
property appraiser to the State by July 1 of
each year.

Trust fund revenues are obtained by appro-
priation of any incremental increase in ad
valorem taxes collected by various taxing
authorities. Tax increment results from the
increase in the ad valorem tax revenues real-
ized from the increased property values for ad
valorem tax purposes; or the millage levied by
the taxing authority; or both. Funds deposited
and or allocated to the trust fund must be used
by the CRA to finance any community redevel-
opment project identified in, or otherwise
advance the purposes of, the approved redevel-
opment plan.

Prepared by Herbert/Halback, Inc.
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2. ANALYSIS

2.1 CRITERIA FOR DETERMINING BLIGHT

As stated in the previous section, one of the
first steps in the community redevelopment
process is determining that slum and blighted
conditions exist in an area. The finding by the
governing body of the municipality of such con-
ditions is known as the “Finding of Necessity”
Sec. 163.355, F.S.

As set forth in Section 163.340 Florida
Statutes, the following definitions apply:

1. “Slum area” means, “An area in which
the majority of facilities, both, residential and
non-residential structures, which for reason of
dilapidation, deterioration, age or obsolescence;
inadequate ventilation, light, air, sanitation, or
open spaces, overcrowded conditions and any
condition that threatens life or property by fire,
or any set of factors conducive to illness, trans-
mission of disease, infant mortality, juvenile
delinquency, or crime and is detrimental to
public health, safety, morals or welfare.”

2. “Blighted area” means either:

(a) “An area in which there are a substan-
tial number of slum, deteriorated, or deteriorat-
ing structures and conditions which endanger
the life or property by fire or other factors
which substantially impairs or arrests sound
growth of a county or municipality and is a
menace to the public health, safety, morals, or
welfare in its present condition or use. Criteria
for determination of blight include:’

1. Predominance of defective or inadequate
street layout.

Faulty lot layout in relation to size,
‘adequacy, accessibility, or usefulness.
Unsanitary or unsafe conditions.

Site or improvement deterioration.
Delinquency of taxes or special assess-
ments, exceeding the fair market

value of the land; and,

gk N

6. Diversity of ownership, defective or
unusual conditions of title
which prevent the free alienability of
land within the deteriorated or
hazardous area; or

(b) An area in which there exists faulty or
inadequate street layout; inadequate parking
facilities; or roadways, bridges or public trans-
portation facilities incapable of handling the
volume of traffic flow into the area either at
present or following the proposed construction.

In order to qualify for tax credits authorized
in chapter 220, “blighted area” means an area
as described in paragraph (a).”

The conditions of blight, such as diminish-
ing tax base, increased demands for public
services, traffic hazards, inadequate transporta-
tion systems and physical conditions that
inhibit accessibility, directly impairs the ability
of designated areas to redevelop and improve
economically. By the identification of blight
and the creation of community redevelopment
areas, agencies and plans, local governments
have the opportunity to carry out redevelop-
ment.

2.2 STUDY AREA DEFINITION

A preliminary analysis was performed to
gain an understanding of existing and future
development trends. The analysis focused on
State Road 50, Dillard Street and Plant Street
corridors as well as the City’s downtown core
and surrounding residential areas.

Winter Garden’s historic downtown core
maintains high vacancy rates and deteriorating
building conditions. Affordable housing con-
cerns exist within the Plant and Dillard Street
corridors.
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The majority of the City is directly served by the
municipal water and sewer systems. However,
there are areas where the systems are dated
and possibly antiquated. One of the largest
area employers (West Orange Hospital) is relo-
cating. The Northwestern Beltway is proposed
east of the City, with an interchange at Plant
Street. This interchange has the potential of
redirecting development from the downtown
and Dillard - Plant Street corridors. The abave
conditions contributed to the determination of
Winter Garden’s redevelopment study area.

The study area lies within and directly adja-
cent to the City of Winter Garden, a
municipality located in west Orange County,
Florida. The study centers on Plant Street
(State Road 438) and Dillard Street (State Road
537}, running east from S. Park Avenue tc the
eastern edge of the City’s annexation area. The
area encompasses the downtown core and the
Main Street Winter Garden District. Land uses
include; residential, office, commercial, indus-

STUDY AREA MAP
FIGURE 2.1
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trial, agricultural, institutional (West Orange
Hospital and associated medical facilities), and
public (government facilities and churches).

A description of the study area boundaries
is as follows: (Figure 2.1) east at the intersec-
tion of S. Park Avenue and W. Smith Street to

‘Ninth Street; north on Ninth to the T&G rail-

road tracks; east along the T&G railroad
tracks to Eleventh Avenue; north on Eleventh
to the A.C.L. railroad tracks; southeast along
the tracks for approximately 575 linear feet;
west for approximately 1150 linear feet through
a wooded area and orange grove; north 1300
linear feet through an orange grove; then west
to Division Street continuing to Surprise Drive
(including four lots north of Division from Palm
to Sunrise); north on Sunrise to Dillard Street;
south on Dillard to Newell Street; west on
Newell to Lakeview Avenue; south on Lakeview
to Henderson Street; west on Hendersonto S.
Highland Avenue; south on Highland to Bay
Street; west on Bay to S. Park Avenue; south
on Park to W. Smith Street. Also included in
the study area is the Winter Garden Annex-
ation Reserve Area east of the current City
Limits Line.
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2.3 PHYSICAL ENVIRONMENT INVENTORY

An analysis of the physical cnvironment is
critical in determining blight. The following
section documents the existing land uses, util-
ity systems, building conditions, transportation
systems, property diversity/valuation, level of
affordable housing and economic activity for
the study area.

2.3.1 EXISTING LAND USE

Existing land uses are identified and docu-
mented in order to derive an understanding of
‘the pattern of activity within the area, identifi-
cation of potential conflicts between uses as
well as how uses may assist or impede redevel-
opment activity.

The attached map (Figure 2.2} indicates the
existing land use pattern in the study area.
Table 1 lists the number of structures identified
in each land use category. For ease of descrip-
tion, the study area has been divided into four
quadrants. Plant Street is the North-South
division line with Dillard Street the East-West
division line.

Northwest Quadrant

Land uses consist of commercial, office,
public and residential. Commercial use is pri-
marily focused on Plant Street with a few
businesses scattered to the north.

A small number of office uses exist. United
Telephone Company has the single largest
presence; the facilities encompass nearly an
entire block. The Post Office is also located in
this quadrant.

Public uses predominate within this quad-
rant. Uses consist of two churches, First
Baptist and First Methodist, and the Winter
Garden Municipal Complex. Facilities associ-
ated with the Municipal Complex include the
City Hall, Commission Chambers, Police Sta-
tion and West Orange Youth Center.

Residential properties are located in the
extreme western corner and scattered along
Newell Street. Lots and houses are small in
character with minor impact to the area.

Northeast Quadrant

This quadrant consists primarily of residen-
tial, vacant, and agricultural land uses. The
residential is comprised of a well established
subdivided neighborhood with few vacant
parcels.
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Agricultural lands are planted in citrus. A
number of trees show signs of damage from
past freezes. The remaining trees appear to be
viable and in fruit production.

Also included in this quadrant are some
industrial-commercial uses along Plant Street
and institutional, hospital-health care facilities,
along Dillard Street. The health care facilities
consist of the West Orange Memorial Hospital
and a senior citizen care center.

Orange County has recently purchased a
wooded parcel within this quadrant to serve as
a trail head for the West Orange Greenway.
The trail head would provide parking, picnic,
and support facilities for the trail users. The
County has mentioned that play equipment
may also be installed at this location. The
County trail head/park will also serve area
residents.

Southeast Quadrant

There is a variety of residential, commercial
and industrial uses. Minor office use also oc-
curs. The largest congregation of residential is
in the southern most section of the quadrant.
The remaining residential is scattered.

Commercial and industrial uses make up
the largest single land uses. Citrus processing
plants are the predominant industrial use.

Southwest Quadrant

Commercial and residential uses comprise
the majority of the land uses in the southwest
quadrant. Commercial uses are concentrated
between Plant Street and the T&G railroad
track and along Dillard and Plant Street. Resi-
dential uses are concentrated along the western
and southern edge.
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TABLE 2.1
Land-Use Inventory
Use Number of Structures
Residential 297
Commercial 88
Office 35
Industrial 27
Public 20
Institutional 2

TOTAL 469

As indicated in Table 1, based on the num-
ber of building structures, residential uses
account for 64% of the land use within the
study area. Residential uses are predominantly
detached single family with a few muli-family
units.

Commercial uses include discount stores,
food markets, service related businesses, spe-
cialty shops, restaurants and other uses which
account for 19% of the total land use. These
uses are primarily associated with the central
core, defined by Dillard Street, Lakeview Av-
enue, Smith Street and Newell Street. Service
related businesses account for 42% of all com-
mercial uses.

Office uses occupy 7% of the structures
within the study area. These uses have been
grouped into six categories: social, medical, real
estate, utility, groves/citrus production and
other. Of these, medical captures the highest
use with 25%.

Industrial uses are found throughout the
study area but are primarily located to the
south. Ciirus processing and packing facilities
predominate. Other industry includes recycling
plants, tortilla factories, fertilizer and concrete
facilities.

Public and institutional facilities, account
for just 4% of the structures. However, in terms
of land ownership and coverage the impact is
much larger.

Prepared by Herbert/Halback, Inc.



R

STUDY AREA
BOUNDARY

[H =
— -
-
. — .
n Lo
» o )
e =k b w
x|
o 4
3 =P 3 g
o -
s =
—
—
VERNA ST. ¥ + + + + + + + +

DILLARD SY.

LTI JEICTTOOT T

£ k3 b4

T 1 1
I
I ‘
I 5
L 1 i
1 T X
1 s T
T H é B
r——r—g > e
L——L % 9
—— 2
[IC 32
3 MK
N KLONDIKE AVE. o]
= Y- 003 KA Toseseseses
-——1 ES F EEIR R BT R
& il/f HH
1 2 HH N
a =N
5 3 H
1 pas e Ty
= H = I
B = C _
| E T . — = ) 1 i f e s
L T I T —1r—T1——1r—T1 [ 1 1 ] Lr—n-r—mmmmr—mmlllelILLllLlJlllﬁ
LEGEND
+ + (/ 0393930
RESIDENTIAL L', AGRICULTURAL // OFFICE :E :E:E HOSPITAL/INSTITUTIONAL
KX \Q
R COMMERCIAL VACANT/NO STRUCTURES
BB PusLIC INDUSTRIAL &\




Finding of Necessity Report

City of Winter Garden

2.3.2 UTILITY SYSTEMS

A majority of the properties within the
study area are served by the City’s sewage
treatment and potable water facilities. The
sewage treatment plant is located on the north
side of Fullers Cross Road. Final disposal is by
hydraulic land spreading on a 131 acre City-
owned site, located on S.R. 437 approximately
4 miles northeast of the plant.

The City operates and maintains two water
treatment facilities: one located on Boyd Street
and the other located on Palmetto Street. The
City has documented the need to renovate the
Boyd Street plant due to the age of the existing
12 inch well and ground water storage facili-
ties. The City has recently installed a 12 inch
and 16 inch well at the Palmetto Street plant.
Water is stored in both ground and elevated
storage facilities.

Figure 2.3 illustrates main line routing for
the water and sewer systems within the study
area. Although the infrastructure is in place,
age and condition of the utilities is question-
able. Prior to 1948 the City utilities were
installed and operated by the Florida Power
Corporation. Systems documentation is not
available for this period. City utility records are
sketchy and incomplete from 1948 through the
early 1970’s.

Documented improvements within the
study area are as follows:

Water
Tilden Street from Dillard Street to
Donald Drive - 1991
Tremaine Street From Central to S.
Lakeview Avenue - 1990
Main Street from Tremaine to Newell
Street - 1990
North Street midway between 9th and
10th to 10th Street - 1975
Klondike Avenue between 9th and 10th
Street - 1975
Sewer
Bay Street from Dillard to
Sth Street - Early 70’s

. The City Engineer, John R. Kirby, con-
ducted interviews with the City’s Public Works,
Water and Sewer Department Heads, to provide
the above information. The information only
covers a portion of the existing systems. It was
the general feeling of the City that the remain-
der of the systems may be original equipment
installed when the roads and buildings were
constructed.

With the apparent lack of data, it is difficult
to assess the condition and functionality of
these systems. However, it is safe to say that
in certain locations of the study area there are
underground utilities that are old and unfunc-
tional, providing physical constraints to
redevelopment activity. The older systems will
have to be up graded, if not totally recon-
structed, to accept new development.
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- : ) R \ H .
“ | : .
g : o
i35 ! : : .
F O S : .
Si . i H .
O. N - - B
FE S S S K3 :
[ H Y s 0 . -
[ ] : o A i
; v H
vof H
x -
9 : H
A : H)
L : E
p : . il
i : R
o | | Y : - L i
- . . L D H.
e . : - - - -
.- o e ‘
- z s ‘ B
STl = e i
B S H
. 2 $ .. .
<. = ::
- - : B P
a -
> < H -
H

VWAL AV

s
N

v,
;VEN

PA

Q-

arsalaasaanazazanahlsazasasass
»

p

)i
T

| W IRy i

6 Y J . i':\ escscecscvescooncsasesswd
R S—r . . . edsessssensscoseascsccnccee !
.[ \ AT ! ) o R ) '
3 : .
H : . . ;

. i : g Y . I
; 5 P - L .. . .
TTTe -..ng-n-‘u.‘.F“‘..‘.. D OEEEE O OO L B

I..»..:..'...v J':.;E..'.:......?. I )M ; - - s ,,;..‘ .",".‘."_;}Ai.;"i";-.{"".'?."Ti;-",“-"j-‘ sv‘-‘f‘_zv_.-.....,.....j FIGUE 2.3

€
= JX—'——FG
B e
'

HENAY AVL.
VA

Smoesssesconssnsnnse

-
|
'

it
ARG A

A
i

3
:
g
R

HATER LINE
GRANITY SEWER
—F +~— F FORCE MAIN

1 4
4
4




Finding of Necessity Report

City of Winter Garden

2.3.3 EXISTING BUILDING CONDITIONS

A fieid survey was conducted to determine
existing building conditions. Survey results are
shown in Table 2.2 Only primary buildings
were evaluated. Building exteriors were visu-
ally analyzed for structural conditions and
maintenance. Interior and site conditions were
not used in the evaluation process. Each
building was placed into one of four categories,
defined as:

Sound: Buildings in this category appear
to provide safe and adequate shelter, have no
apparent structural defects, or have only slight
defects which are normally corrected during the
cause of regular maintenance.

Minor Deterioration: Buildings in this
category appear to provide safe and adequate
shelter, but require more than routine or minor
repair or improvements.

Major Deterioration: Buildings in this
category do not appear to provide safe or ad-
equate shelter, require considerable repair or
rebuilding, or are of inadequate construction.

Dilapidated: Buildings in this category
exhibit evidence of a structured hazard, are
condemned, or subject to condemnation and
should be demolished.

Generally, structures are assumed to be
sound unless there is evidence of one or more
visible defects. Also, if a structure has one
defect in a lower category, the whole structure
is classified in the lower category.

Figure 2.4 illustrates, on a block by block
basis, the building conditions within the study
area. Numerical values were assigned to each
of the four evaluation categories as follows; four
(4) - Sound, three (3) - Minor Deterioration, two
(2) - Major Deterioration, one (1) Dilapidated.

Numerical values were added together for each
block and averaged, resulting in overall classifi-
cations. ' '

TABLE 2.2

Building Condition Summary
Condition Number Percent
Sound 181 43%
Minor Deterioration 82 19%
Major Deterioration 72 17%
Dilapidated 89 21%

As indicated in Table 2, less than half the
structures were found to be sound (43% or 181
structures); 19% or 82 structures exhibited
signs of minor deterioration; 17% or 72 struc-
tures had major deterioration; and 21% or 89
structures were found to be in a dilapidated
state. With over half of the structures in the
study area (57%) showing some evidence of
deterioration, the need for redevelopment is
apparent.

The high proportion of major deterioration
is due to the concentration of poorly main-
tained housing within the study. Out of the
161 structures, rated in either the major dete-
riorated or dilapidated categories, 108 or 67%
of these are residential. The rest are either
commercial or industrial and constitute 33% of
the structures.
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City of Winter Garden

Many of these residential units exhibited
problems with the foundations and exterior
walls. The most prevalent defect noted was the
condition of the roofs, doors and windows. The
roofs showed either worn or missing material,
or slight sagging. Windows were either missing
glass or screws or both and doors were out of
plumb or in poor condition.

The majority of structures that front Dillard

and Plant Streets in the downtown core are in
sound condition. Many of the structures down-
town were built prior to 1940 and considered
historic. Interior conditions of these buildings
have not been inspected. However, it is as-
sumed that the electrical, plumbing,
mechanical, fire and life/safety systems and
conditions found in these buildings wculd not
meet current building codes. Renovation and
code adaptation is costly, and could present a
problem for both buildings and downtown core
redevelopment.

With less than half of the structures within
the study area classified as sound, the general
impression is that the area is in a deteriorating
state. The condition of the buildings, the sur-
rounding landscape, of poorly maintained lots,
the preponderance of vacant industrial uses
and downtown store fronts all contribute to the
impression of overall deterioration and need for
redevelopment within the study area.

2.3.4 TRANSPORTATION SYSTEMS

Existing street layout within the study area
consists of a gridiron block pattern. All roads
are laid out in a north-south and east-west
direction except for Plant Street which runs at
an angle. Two state highways are located in
the study area; State Highway 438 - Plant
Street, and State Highway 537 - Dillard Street.

According to the current Highway Func-
tional Classification System for Urban and
Urbanized Areas, Plant and Dillard Streets are
minor arterials and 9th Street, Main Street and
Plant Avenue are classified as urban collectors.
Currently Dillard Street is the only four lane
roadway within the study area. All other roads
are two lane.

A capacity analysis of the roadway system
in the study area, (compiled in 1990) shows
Plant and Dillard Streets operating at Levels Of
Service (LOS) A and B respectively. Ninth
Street and Park Avenue are operating at LOS D
and C respectively. It is not until the year 2010
that the projected LOS for Plant and 9th Street
become level F. There are no current plans for
any roadway improvements within the study-
area. However, the Florida Department of
Transportation (FDOT) has recently completed
a preliminary design study for improvements to
Plant Street from Hiawassee Road (outside the
study area) west to Main Street. The roadway
configuration will be four lane with a continu-
ous left turn lane. Improvements include curb
and gutter and a five foot sidewalk on either
side. An eighty-six foot right of way will be
required. The four lane roadway will end at
Dillard Street and transition back to existing
conditions between Dillard and Main Streets.
There is currently no schedule for construction;
funds have not been appropriated to go beyond
this point.

In addition to FDOT's planned improve-
ments for Plant Street is the Orlando-Orange
County Expressway Authority’s planned North-
west Beltwov Extension. This extension has a
planned interchange with Plant Street just east
of the Winter Garden City limits. Final Design
is complete but funds have not been appropri-
ated and there is no current construction
schedule.
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Aside from the planned roadway improve-
ments, the existing roadway layout has some
inherent problems. Although the City is laid
out in a grid pattern, several of the streets do
not intersect opposite each other. This creates
intersections that are not conducive to positive
through traffic. The misaligned intersections,
tight grid pattern, and numerous cross streets.
along Plant west of Dillard Street, contribute to
existing traffic problems.

The railroad has been an integral part of
Winter Garden since its beginning. Fifty years
ago, the railroad played a vital role. Today,
railroad use is minimal. CSX Railroad leases
the two railroad spurs located in the study area
to Central Florida Railroad. The main spur is
located south of Plant Street and serves prima-
rily the citrus processing plants on the east end
of town. Some of the business in the center of
town which back onto the railroad may still use
the service. The secondary spur connects with
the main spur just west of town at Park Avenue
and Plant Street. From there, trains back-up
to the east, paralleling Plant Street, to service
one or two manufacturing plants on the east
side of town.

The railroad tracks used to run west to the
City of Oakland and beyond but now termi-
nates about two miles west of Winter Gardern.
Orange County has plans to purchase the
abandoned CSX railroad right-of-way and de-
velop a rail-trail. The West Orange Greenway
will be approximately seventeen miles in length,
stretching between Apopka, Ocoee, Winter Gar-
den, Oakland and the Lake County Line. The
planned improvements include a twelve foot
wide paved surface trail and various support
facilities. Acquisition is under way, develop-
ment is planned to commence within the next
eighteen months. The trail will pass through
the heart of Winter Garden. The planned im-
provement will not only enhance alternative
forms of transit within the area but aid redevel-
opment opportunities as well.

Public parking within the downtown area is
primarily in the form of on street parallel
spaces. Only a few small private parking lots
exist, placing a high demand for the public on
street parking. The restrictiveness of land as-
sociated with the downtown hinders the ability
to provide adequate parking. Alternate parking
solutions will have to be sought to provide
parking for redevelopment while maintaining
the historical integrity of the area.

2.3.5 PROPERTY OWNERSHIP/VALUES

Property ownership patterns are evaluated
for two reasons. First, diversity of ownership

. can be a factor which “substantially impairs or

arrests the sound growth of a county or mu-
nicipality...”. This impairment may occur if
ownership patterns would preclude the assem-
bly of multiple parcels for redevelopment ,
purposes. Property or lot layout is also evalu-
ated to determine if the size, configuration and
accessibility of parcels is adequate for contin-
ued economic use and development.

14
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There are 535 individually owned parcels
located within the 67 physical blocks of the
Study Area (Figure 2.5). Ownership and lot
configurations indicate three significant pat-
terns. First, commercial parcels located
between Plant Street, the T&G Railroad, South
Main and S. Highland exhibit a number of size
and configuration problems. For the block
between S. Highland and S. Lakeview, the par-
cels have either insufficient depth or width to
accommodate on-site parking, provide for indi-
vidual or shared service facilities, or provide for
expansion of the structure. The block between
S.Boyd and S. Main also exhibits similar prob-
lems and many of the parcels that front on
Plant Street do not extend to Joiner, resulting
in service to the commercial establishments
from Plant Street.

In general, the commercial area south of
Plant between S. Main and S. Highland was
developed in the 1920’s and 30°’s and both
parcels and structures were designed for eco-
nomic conditions that are significantly different
than those effective today. This is not uncom-
mon in many Florida communities, but does
represent a set of conditions that can adversely
effect the economic and development potential
of an area.

The second significant pattern concerns the
property ownership and lot layout for parcels
located south of Plant, north of Smith and be-
tween Dillard and Ninth Street. Many of the
parcels are owned by a limited number of cor-
porations representing citrus and agricultural
interests and have been developed for process-
ing and industrial uses. Potential
redevelopment opportunities within this area
would be enhanced by the availability of large
sites with the capability to assemble larger
sites through negotiations with a relatively
small number of owners.

The final pattern involves the area east of
Ninth, between Center Street and the Study
Area boundary. This area is developed prima-
rily with low income residential and commercial
uses. The lot configuration is atypical in a
number of areas, and it appears that lots have
been split to accommodate more than one resi-
dential or commercial structure. In addition,
many of the residential lots have substandard
lot depth for single family development. A ma-
jority of the lots between Bay Street and the
Study Area boundary have a depth of 90 feet or
less, with several less than 80 feet. The stan-
dard lot depth for single family detached lots is
typically 100 or 110 feet. Therefore, redevelop-
ment of these areas to improve residential living
conditions may be hindered by inadequate lot
size, requiring variances to the City’s zoning
and subdivision regulations.
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Table 2.3
Diversity of Ownership,
Number of Owners Per Block,
Owners/ Owners/ Owners/
Block Block Block Block Block Block
1 12 23 21 45 3
2 5 24 7 46 4
3 2 25 9 47 6
4 1 26 4 48 3
5 5 27 5 49 5
6 4 28 7 50 9
7 1 29 1 51 3
8 2 30 16 52 3
9 2 31 7 53 10
10 6 - 32 13 54 2
11 6 33 7 55 10
12 6 34 5 56 6
13 12 35 11 57 7
14 7 36 1 58 1
15 13 37 -9 59 1
16 12 38 16 60 5
17 5 39 14 61 6
18 12 40 10 62 36
19 10 41 1 63 3
20 6 42 12 64 31
21 5 43 4 65 22
22 1 44 6 66 17
67 21

Source: Herbert/Halback, Inc., from data
provided by the Orange County Property Ap-
praiser, March, 1992

Taxable property values were determined
and evaluated for the Study Area in order to
assess the effect of economic and building
conditions, lot configurations and ownership
patterns. The value data was determined on a
block by block basis and is presented in Table
2.4. Several important trends and issues
emerged from this evaluation.
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Table 2.4
Taxable Property Value by Block

Block Taxable Value Block Taxable Value

1 $120,132 35 $176,758
2 640,654 36 183,390
3 178,583 37 392,238
4 69,276 38 395,602
5 224,903 39 411,628
6 84,772 40 229,901
7 0 41 6,072
8 0 42 531,954
9 0 43 671,206
10 201,380 44 119,833
11 208,777 45 93,531
12 136,159 46 218,310
13 703,707 47 80,325
14 459,583 48 17,069
15 727,260 49 4]
16 1,050,894 50 296,405
17 215,637 51 261,620
18 479,002 52 238,204
19 269,789 53 504,178
20 6,509 54 47,385
21 3,006,948 55 481,501
22 0 56 43,292
23 1,603,601 57 998,713
24 322,486 58 157,941
25 218,889 59 55,930
26 149,584 60 421,122
27 254,692 61 470,693
28 159,230 62 884,467
29 96,475 63 82,086
30 495,070 64 543,374
31 233,013 65 189,120
32 216,021 66 168,702
33 728,552 67 236,477
34 479,780

Total $23,350,385

Source: Herbert/Halback, Inc. from data sup-
plied by the Orange County Property Appraiser

First, $10.3 million of the $23.35 million
total taxable value for the Study Area, or 44%,
is represented by the historic downtown area
between Henry Avenue and Dillard Street. The
amount of taxable value for this area is rela-
tively low when considered on a per square foot
of land basis. The basis for this may be attrib-
uted to a decline in economic value caused by
increased comimercial activity within the SR 50
Corridor, but also to the adverse property own-
ership and lot configuration conditions
described above.

Another value consideration is represented
by the predominantly industrial area east of
Dillard, west of Ninth Street, lying between
Plant and Smith Streets. This area represents
26.4% cf the total taxable value of the Study
Area. Although it has been pointed out that lot
configurations within this area may be more
favorable to redevelopment, the existing agri-
cultural processing uses which dominate the
area may be reaching the end of their economic
lives. The implication of this would be a de-
cline of taxable property values within the area.

The third consideration is that a significant
portion of the Study Area does not have a tax-
able property value. Several blocks within the
historic commercial core are non-taxable, rep-
resenting public and church related land uses.
In addition, the West Orange Hospital District,
which is exempt from ad valorem taxation,
owns a number of sizable parcels within the
Study Area. These parcels are found within
blocks 49 and 50. The net effect of this con-

.| sideration is that a sizable portion of the land

area does not generate ad valorem taxes.
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2.3.6 AFFORDABLE HOUSING

An analysis of the housing occupancy and
cost data was performed in order to determine
if a shortage of housing affordable to residents
of low and moderate income existed within the
City and Study Area. The lack of availability of
a sufficient supply of affordable housing can
be considered, according to Section 163.355,
Florida Statutes, as a basis for a finding of ne-
cessity.

A review of data contained in the Housing
Element of the adopted Comprehensive Plan for
the City of Winter Garden, and a Census Tract
Report of Value and Rent Characteristics dated
1990, reveals that for renter occupied units in
1980, approximately 407 househoids, or 38%
of all renter households, expended more than
30 % of household income for housing costs.
For owner occupied units, the percentage ex-
ceeding 30% of household income expended for
housing costs was 19%. Together, these fig-
ures indicate that in 1980, 57% of all Winter
Garden households were paying disproportion-
ate share of household income to housing

costs.

Although the available data and analysis
relies upon 1980 Census data, and 1990 occu-
pancy and income characteristics data has not
yet been published, it is reasonable to assume
that housing costs increased substantially
during the 1980’s and that housing
affordability issues are still current. The issue
of housing affordability can be a significant
factor contributing to blight .

2.3.7 DEVELOPMENT INVESTMENT AND
DISINVESTMENT ACTIVITY

There are a number of indicators of invest-
ment and disinvestment activity within any given
area. These indicators may include building per-
mits, tax certificate sales, mortgage foreclosures,
occupational license renewals, and sales tax col-
lections. For the Study Area, building permit data
for 1991 was collected and evaluated as well as
actual and effective year built information supplied

by the Orange County Property Appraiser.

The building permit data indicated that no
construction activity requiring a permit had oc-
curred during the 1991 calendar year. The review
of the actual and effective year built data is illus-
trated in Figure 2.6. The term “actual year built”
indicates the year in which the original building
permit was issued and construction completed.
The “effective year built” indicates the year in
which a structure was substantially rebuilt. For
the purpose of this study it was determined to
evaluate building rehabilitation, as a measure of
investment activity, over the previous ten years.

Figure 2.6 indicates the geographic location of
structures that were effectively rebuilt during two
periods, 1981-1985 and 1986-1991. The data
indicates that substantial building rehabilitations
over the previous ten years have been limited and
are concentrated in the Plant Street corridor east
of Dillard. This trend can be assurned to indicate
a lack of economic activity within the Study Area.
For comparison, Figure 2.7 is provided to indicate
all structures within the Study Area that are
greater than 40 years of age and which have not
been effectively rebuilt since 1951. It is assumed
that these structures would require substantial
rehabilitation in order to comply with current
building and life safety codes. The relative lack of
building reinvestiment is indicative of economic
disinvesttment contributing to an overall condition
of blight.
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3. Regulatory and Legal
Reviews

The purpose of this analysis was twofold.
First, to identify any provisions of the zoning
ordinance or adopted comprehensive plan that
would act to restrict or encourage redevelop-
ment activities. The second purpose was to
provide a brief description and schedule for all
actions required to establish a Community
Redevelopment Area and Agency for the City of
Winter Garden.

A review of the Winter Garden Comprehen-
sive Plan, adopted in 1991, provided several
policies and objectives which have a direct
bearing on redevelopment activities within the
City. These policies and objectives are listed
below.

‘Policy 2.5: Objective 3 - Future devel-
opment and redevelopment activities shall be
directed into appropriate areas as depicted on
the Future Land Use Map; consistent with
sound planning principles; the low density resi-
dential character of the City; natural limitations
including topography and soil conditions; and
the goals, objectives and policies contained in
this Plan.

Policy 3.6: Objective 4 - The City shall
continue to encourage the redevelopment and
renewal of blighted areas through the enforce-
ment of its codes and the utilization of its Code
Enforcement Board. It shall work to eliminate
all dilapidated housing units by the year 2000.

Policy 4.1 - The City shall continue to
coordinate its redevelopment activities with the

Orange County Community Development Pro- -

gram.

Policy 4.2 - The City shall strictly en-
force its housing and building codes in order to
help prevent the spread of blight. This shall
include the Standard Building, Housing, Me-

chanical, Plumbing, Gas, and Fire Prevention
Codes and the National Electrical Code along with
the most recerit amendments.

These policies and objectives are supportive of
redevelopment and provide, in the case of Policy
3.6/0Objective 4, a specific redevelopment require-
ment that may be implemented through a
Comrmunity Redevelopment Plan. The review of
the Plan did not indicate any potential restrictions
that would be placed on redevelopment activities.

In addition to the review of Plan policies and
objectives, an analysis of the Future Land Use
Plan and Zoning Map was performed for the Study
Area. Existing zoning and future land use classifi-
cations for the Study Area are depicted on Figures
3.1 and 3.2. The zoning districts found within the
area confirm existing land use patterns. However,
there are two areas where zoning may restrict
future redevelopment potential. The first is the
area north of Plant Street, east and west of the
proposed Ninth Street extension. This property is
within a single ownership and is zoned for low
density residential uses (R-1). The redevelopment
issue that may arise is whether the Plant Street
frontage should be developed for low density resi-
dental or whether commercial uses would be
more appropriate. Plant Street is intended to be-
come a major transportation corridor and
entrance to the City, and its potential to serve
higher intensity commercial land uses should be
enhanced.

The variety of zoning districts which affect the
Plant Street Corridor is a secondary issue and
potential restriction to redevelopment based on the
fact that performance standards for these districts
vary. Building setbacks, maximum building
heights, and other standards should be evaluated
for the entire corridor and a comprehensive pro-
gram of corridor development standards should be
created. This type of program would serve to
eliminate discrepancies between zoning districts
and standards that would restrict redevelopment
potential.
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Existing Zoning
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Future Land USe
Figure 3.2
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The second issue area involves the proper-
ties west of Highland Avenue and south of the
railroad corridor. The Future Land Use Map
indicates that the area is planned for low den-
sity residential, where as the Zoning Map
indicates that low density residential and
neighborhood commercial would be appropri-
ate. The discrepancy between the two
classifications could be considered a restriction
to redevelopment, although the impact to sur-
rounding residential neighborhoods of
increased commercial activity should be evalu-
ated.

These issue areas represent the major con-
flicts revealed in the analysis. It should be
noted, however, that the zoning and future
land use designations for the Maiii Street/
downtown area are varied. The Main Street
area is the focal point of the community and is
comprised of several types of land uses. The
mixture and intensity of these land uses is
special to the Main Street area and it can be
argued that the Future Land Use Plan and
Zoning Ordinance should include a special
district for the downtown. A special land use
and zoning district would provide an opportu-
nity to create development standards and
guidelines to preserve the character of the area
and encourage the type of redevelopment con-
sistent with that character.

The second focus of the Regulatory and
Legal Review involved the necessary steps and
schedule to create a Community Redevelop-
ment Area and Agency for the City of Winter
Garden. This information is provided in the
schedule depicted below.

Step 1: Approval of Winter Garden
Community Redevelopment Resolution by Or-
ange Coumnty.

Pursuant to Section 163.410, Florida
Statutes, in any County which has adopted a
home rule charter, the powers conferred by the
Community Redevelopment Act of 1969 are to
be exercised exclusively by the governing body
of such County unless the governing body of
such county, by resolution, specifically del-
egates the exercise of such powers within the
corporate boundaries of a municipality to the
governing body of such municipality. Orange
County has recently adopted a charter form of
govenment and has exclusive redevelopment
powers. Therefore, the City of Winter Garden
maust request that the Board of County Com-

.| missioners authorize, by resolution, the

delegation of redevelopment powers to the City.

The resolution process will require a
properly advertised public hearing before the
Board of County Commissioners, and drafting
of the resolution. The County has recently
approved a similar resolution with the City of
Winter Park.

Step 2: Adoption of a Finding of Neces-
sity resolution establishing the Community
Redevelopment Area and Agency.

This step involves actions required of
the Winter Garden City Commission. The
Finding of Necessity Report establishes the
conditions of slum and blight within a specified
area that are the basis for the need for redevel-
opment. Adoption of the Finding by resolution
of the City Commission is basis for establishing
the boundaries of the Community Redevelop-
ment Area. Following adoption of the Finding
of Necessity Resolution, the City must then
prepare and adopt an ordinance establishing
the Community Redevelopment Adgency and
setting forth its structure, powers and respon-
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sibilities. There are three alternatives as to
how the Agency may be organized. In many
communities, the City Commission serves as
the Board of the Community Redevelopment
Agency (CRA). A second alternative involves
the creation of a separate CRA Board com-
prised of members appointed by the City
Commission or other affected agencies. The
third alternative represents a combination of
one and two above, with participation by
elected and appointed officials.

Step 3: Adoption of a Community Re-
development Plan and creation of the
Community Redevelopment Trust Fund

This is the final step in the process and
a prerequisite to the establisnment of the base
year for tax increment revenue collections.
The Redevelopment Plan provides the pro-
grams, projects and funding recommendations
necessary to address the conditions of slum
and blight that are indicated in the Finding of
Necessity Report. The adoption of the Plan and
Trust Fund recommendations must be accom-
plished by the Community Redevelopment
Agency and City Commission following review
by the Local Planning Agency and approval by
Orange County pursuant to the terms and con-
ditions of the Resolution authorizing delegation
of redevelopment authority. The Plan must be
consistent with Winter Garden’s adopted Com-
prehensive Plan, and the Local Planning
Agency has up to 60 days to review the Rede-
velopment Plan and provide comments to the
CRA and City Commission.

Adoption of the Plan/Trust Fund prior
to July 1st establishes the prior ad valorem tax
year assessment as the base to determine tax
increment revenues. Should the City of Winter
Garden adopt a Redevelopment Plan prior to
July 1, 1992, the base year would be the 1991.
In this case, the proposed Redevelopment Area
1991 tax assessment of $23.5 million would

become the base that is “frozen”. Increases
against this assessment base due to new con-
siruction, redevelopment and market value
adjustments would generate an incremental
revenue stream to the CRA. On January 1st of
each year, each non-exempt special taxing dis-
trict would deposit their respective portion of
the incremental revenue within the Redevelop-
ment Trust Fund, and the CRA would use such
funds to implement projects identified in the
Redeveiopment Plan.

It is possible to complete the steps listed
above concurrently to achieve a July 1st dead-
line to establish 1991 as the base assessment
year. However, the City must move expedi-
tiously to complete the required Resolution
from Orange County for delegation of redevel-
opment authority.
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4. Conclusions

Based on the following factors, it can be
concluded that redevelopment within the Win-
ter Garden redevelopment study arca is
impeded by slum and blighted conditions, as is
evident by the following findings. Sufficient
blight conditions exist within the study area to
make it eligible for Community Redevelopment
pursuant to Part III of Chapter 163, Florida
Statutes.

1. Predominance of defective or inad-
equate street layout: Projected growth in the
Study Area, the construction of the Northwest
Beltway, misaligned intersections and nurner-
ous cross streets are and will be constraints to
development and redevelopment of the Study
Area.

2. Faulty lot layout in relation to size,
adequacy, accessibility, or usefulness: Lot
size and configuration problems within the
study area inhibit redevelopment. There is
insufficient lot depth and or width to accom-
modate on-site parking, provide for individual
or shared services, or allow facility expansion.

3. Unsanitary or unsafe conditions: Even
though the study area is served by both mu-
nicipal water and sewer systems, these systems
were installed well over twenty years. The City
is of the opinion that many of the systems are
the same systems that were installed prior to
1948. The age of the systems and the in-
creased usage over the years has created a
situation in which infiltration and inflow has
become an obstacle to redevelopment .,

4. Site or improvement deterioration:
Over half of the structures within the study
area exhibit minor deterioration or worse.
Over one third of the structures are considered
to have major deterioration. A vast number of
the structures within the study area were con-
structed over 40 years ago. Building
rehabilitation projects have been limited in the
area, requiring a substantial rehabilitation of
the structures in order to comply with current
building and life safety codes. The condition of
the buildings, surrounding landscape, poorly
maintained lots and the preponderance of va-
cant industrial uses and downtown storefronts
all creates an overall impression of deteriora-
tion, hindering its development.

5. Diversity of ownership or defective or
unusual conditions of title which present
the free alienability of land within the dete-
riorated or hazardous area: The number of
owners per block makes the assembly of prop-
erty for large developments or redevelopment
projects difficult to accomplish.

Each of these elements alone impairs the
ability of the Winter Garden study area to be
redeveloped. Taken together, they present
major constraints to revitalization, and are key
indicators of redevelopment. Based on these
findings, the City of Winter Garden is recom-
mended to formally request that Orange
County delegate redeveiopment powers to the
City of Winter Garden in accordance with the
procedures and provisions of Chapter 163, Part
II, Florida Statutes.
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5.0 Overview

5.1 PURPOSE

The Winter Garden Community Redevelop-
ment Plan was initiated by the City and Main
Street Winter Garden Community Redevelop-
ment Committee in order to assess information
presented in Part I - Finding of Necessity Re-

“port, and propose a means of implementation.

Presented in Part II of this report will be the
basis for planning, development framework,
identification of design districts, development
plan and implementation program for the Com-
munity Redevelopment Plan.

The residents and businesses of Winter
Garden have demonstrated a high level of com-
munity support and dedication to the
revitalization of their downtown core and adja-
cent areas. This support lead to the
designation of Winter Garden as a Florida Main
Street City in 1991. The Main Street Winter
Garden organization has been responsible for
the drive to address redevelopment within the
City, attempting to counter a thirty year trend
of disinvestment and deterioration.

The Community Redevelopment Committee
was appointed by the City Commission to di-
rect the preparation of the Finding of Necessity
Report, determine the Community Redevelop-
ment Area (“Area”) boundaries and develop the
Community Redevelopment Plan. A listing of
the members of the Winter Garden Community
Redevelopment Committee is located behind
the title page of this report. The Finding Report
and the Redevelopment Plan have been devel-
oped utilizing an interactive participation
process, including Committee workshops, com-
munity leader interviews, questionnaires and
public workshops. During this process, the
Community Redevelopment Comimittee devel-
oped and adopted the following mission
statement:

“The City of Winter Garden is dedicated to
the revitalization of their City’s Downtown core
and related businesses and residential areas.
Pursuant to Florida’s Community Redevelopment
Act, and the determination of blighted conditions
within the Area, the City of Winter Garden will
establish and maintain a Community Redevelop-
ment Agency and utilize the redevelopment
powers set forth by the Couniy and State to
provide funding, opportunities and programs for
Area revitalization.”

The purpose of the Community Redevelop-
ment Plan is to provide the framework neces-
sary for the City of Winter Garden to meet this
mission.

As presribed in the Finding of Necessity
Report, a physical analysis was performed, not
only on the downtown core and adjacent land
uses, but on the City’s annexation reserve area
to the east of and adjacent to the Community
Redevelopment Area. The City is in the process
of annexing a portion of the Reserve area and is
concerned with the future development within
this area. To address this concern, a Commu-
nity Redevelopment Reserve Area (“Reserve
Area”) has been developed. As these areas are
brought into the City, it is the intent of the City
and Community Redevelopment Agency to
bring these areas directly into the Winter Gar-
den Community Redevelopment Area.

The Community Redevelopment Plan util-
izes information generated from the Finding of
Necessity Report along with information pro-
vided by the City of Winter Garden’s
Comprehensive Plan and Annexation Study, as
well as the Orange County Growth Manage-
ment Plan.
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5.2 GENERAL LOCATION

The Winter Garden Community Redevelopment Area (“Area”) lies within the City of Winter
Garden, a municipality located in west Orange County, Florida (Figure 5.1 Location Map). The
Area centers on Plant Street (State Road 438) and Dillard Street (State Road 537), running east
from S. Park Avenue to Eleventh Avenue. The Area encompasses the downtown core and the
Main Street Winter Garden District. The Community Redevelopment Reserve Area (*“Reserve Area”)
is located directly east of the eastern boundary of the Area and extends to the proposed western
right-of-way line of the Northwest Beltway. Detailed boundary descriptions for both the Area and
Reserve Area have been developed and are provided on the following page.
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5.2.1 DESCRIPTION OF BOUNDARIES

Community Redevelopment Area (“Area’)
boundary is as follows: Begin at the intersection
of the west right-of-way line of S. Park Avenue and
the south right-of-way line of W. Smith Street;
thence east along the said south right-of-way of W.
Smith Street to the east right-of-way line of Ninth
Street; thence north along the said east right-of-
way line of Ninth Street to the intersection of the
centerline of the T&G Railroad Tracks; thence
east along the said centerline of the T&G Railroad
Tracks to the east right-of-way line of Eleventh
Avenue; thence north along the said east right-of-
way line of Eleventh Avenue to the centerline of
Plant Street (S.R. 438); thence north along the east
right-of-way line of Hennis Road to the intersection
of the centerline of the A.C.L Railroad Tracks;
thence southeast along the said centerline of the
A C.L Railroad Tracks to a point appraximately
575 linear feet from the said east right-of-way line
of Hennis Road; thence west 1,150 linear feet from
the said point on the A.C.L Railroad Tracks ;
thence north 1,300 linear feet from the said point;
thence west to the north right-of-way line of Divi-
sion Street and along said north right-of-way line
of Division Street to the west right-of-way line of
Palm Drive; thence north along the said west
right-of-way of Palm Drive to the north property
line of the lot fronting Division Street and Palm
Drive; thence west along the property line of the
said lot to the westerly right-of-way line of Surprise
Drive; thence north along the said westerly right-
of-way line of Surprise Drive to the west
right-of-way line of Dillard Street; thence south
along the said west right-of-way line of Dillard
Street to the south right-of-way line of Newel
Street; thence west along said right-of-way line of
Newell Street to the west right-of-way line of
Lakeview Avenue; thence south along the said
west right-of-way line of Lakeview Avenue to the
north right-of-way line of Henderson Street; thence
west along the said north right-of-way line of
Henderson Street to the west right-of-way line of
Highland Avenue; thence south along the said
west right-of-way line of Highland Avenue to the
north right-of-way line of Bay Street; thence west
along the said north right-of-way line of Bay Street

to the west right-of-way line of Park Avenue;
thence south along the said west right-of-way
line of Park Avenue to the point of beginning.

Community Redevelopment Reserve Area
(“Reserve Area”) boundary is as follows: Begin
at the intersection of the centerline of Plant Street
(S.R. 438) and the east right-of-way line of Elev-
enth Street; thence south along the said east
right-of-way line of Eleventh Street to the intersec-
tion of the centerline of the T&G Railroad Tracks;
thence west along said centerline of the T&G Rail-
road Tracks to the east right-of-way line of Ninth
Street; thence south along said east right-of-way
line of Ninth Street to the south right-of-way line of
Maple Street: thence east along the said south
right-of-way line of Maple Street to the termination
point of Maple Street; thence east approximately
1,700 linear feet from the said termination point of
Maple Street to the proposed west right-of-way line
of the Northwest Beltway; thence nerth alonig the
said proposed right-of-way line of the Northwest
Beltway approximately 4,500 linear feet (across
Plant Street); thence west from said proposed west
right-of-way line of the Northwest Beltway to the
west right-of-way line of East Crown Point Road;
thence west from the said west right-of-way line of
East Crown Point Road to the west right-of-way
line of West Crown Point Road; thence southwest-
erly from the said west right-of-way line of West
Crown Point Road to the west right-of-way line of
Hennis Road; thence southwesterly from the said
west right-of-way line of Hennis Road approxi-
mately 1,750 linear feet to the Community
Redevelopment Area boundary line; thence south
along the said Community Redevelopment Area
boundary line to a point appraximately 1,300
linear feet from said point; thence east from said
point approximately 1,150 linear feet to the center-
line of the A.C.L Railroad Tracks; thence along the
centerline of the said A.C.L Railroad Tracks to the
east right-of-way line of Hennis Road; thence
south along said east right-of-way of Hennis Road

to the point of beginning.

The Winter Garden Community Redevelop-
ment Area and Community Redevelopment
Reserve Area are depicted in Figure 5.2.
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5.3 FINDING OF NECESSITY REPORT
SUMMARY

A physical environment inventory was per-
formed for existing land use, utility systems,
existing building conditions, transportation
systems, property ownership/values, affordable
housing, and development investment and
disinvestiment activity. Based on the above
inventory and resulting analysis, the following
factors were identified as contributing factors to
blight within the Winter Garden Community
Redevelopment Study Area

1. Predominance of defective or inad-
equate street layout: Projected growth in the
Study Area. the construction of the Northwest
Beltway, misaligned intersections and numer-
ous cross streets are and will be constraints to
development and redevelopment in the Study
Area.

2. Faulty lot layout in relation to size,
adequacy accessibility or usefulness: Lot
size and configuration problems inhibit redevel-
opment. There is insufficient lot depth and/or
width to accommodate on-site parking, provide
for individual or shared services, or allow facil-

ity expansion.

3. Unsanitary or unsafe conditions:
Even though the Study Area is served by both
municipal water and sewer systems, these sys-
tems were installed prior to 1948. The age of
the systems and the increased usage of the
systems over the years created a situation in
which infiltration and inflow has become an
obstacle to redevelopment.

4, Site or improvement deterioration:
Over half of the structures within the Study
Area exhibit minor deterioration or worse. Over
one-third of the structures are considered to
have major deterioration. A vast number of the
structures within the Study Area were con-

structed over 40 years ago. Building rehabilita-
tion pirojects have been limited in the Area,
requiring a substantial rehabilitation of the
structures in order to comply with current
building and life safety codes. The condition of
the buildings, surrounding landscape, poorly
maintained lots, and the preponderance of va-
cant industrial uses and downtown storefronts
all create an overall impression of deterioration,
hindering its development.

5. Diversity of ownership or defective or
unusual conditions of title which present
the free alienability of land within the dete-
riorated or hazardous Area: The number of
owners per block makes the assembly of prop-
erty for large developments or redevelopment
projects difficult to accomplish.

Each of these elements contributes to the
existence of blight conditions within the Study
Area.
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6.0 Basis for Planning

6.1 MARKET ANALYSIS & TAX INCREMENT
REVENUE FORECASTS

6.1.1 ECONOMIC ANALYSIS

Table II of the Future Land Use section of
the City’'s Comprehensive Plan contains fore-
casts of acreage, by general land se categories,
for 1995 and 2000. These forecasts are sum-
marized in Table 5.1 below. During the period
1987-1995, the forecast indicates a projection
of 209 additional acres of low density residen-
tial development. Low density is defined as 0-6
dwelling units per gross acre. An additional
33.8 acres of medium density residential devel-
opment is forecast, with the medium category
defined to include 6.1-10 units per gross acre.

The non-residential land use forecast for
1995 includes 48.9 acres of commercial and
37.8 acres of industrial. Together, the residen-
tial and non-residential forecasts would
indicate that a significant amount of additional
development was expected to occur within the
City and annexed areas from 1987 to 1995.
The data does not, however, indicate how this
additional development would be geographically
distributed within the Area. This information is
critical to a determination of how much new
development could be expected within the CRA
Area.

Table 6.1
Summary of Future Land Use Projections,
City of Winter Garden

Forecast Period

Land Use Category 1995 2000

Low Density Residential 209.0 ac. 83.0 ac.
Med. Density Residential 33.8 ac. 13.4 ac.
Subtotal - Residential 242.8 ac. 96.4 ac.
Commercial 48.9 ac. 18.9 ac.
Industrial 37.8 ac. 14.5 ac.
Subtotal - Nonresidential 85.7 ac. 33.4 ac.
Total 328.5 ac. 129.8 ac.

Source: City of Winter Garden Comprehen-
sive Plan, Future Land Use Element, Table II,
pg. 5. June 1991.

A second source of data was researched to
determine more geographically specific land use
forecasts. This source was Socioeconomic Data
prepared for the Orlando Urban Area
Transportation (OUATS) by the East Central
Florida Regional Planning Council. This data
also serves as the basis for the adopted Orange
County Comprehensive Plan. Employment and
housing unit forecasts for the year 2010 were
researched for a series of traffic zones that
represent the Winter Garden CRA Area. These
zones included 245, and 248 - 252. These
forecasts indicate that no significant additional
comumnercial or industrial development is
forecast for the CRA Area through the year
2010. The forecast of residential units
indicates that 897 new single family units
would be expected by the year 2010, although
a majority of these units (685) are forecast for
traffic zone 250 and a majority of the area of
this zone lies outside the CRA Area.
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The combination of the Winter Garden
Comprehensive Plan and OUATS land use fore-
casts indicates that additional development
forecast for the City would primarily occur out-
side the CRA Area. This lack of geographically
specific, projected market development activity
makes it very difficult to project development
related tax increment revenues for the Area.

6.1.2 TAXINCREMENT REVENUE POTENTIAL

Tax increment revenue potential, based on
the Area as the certified Redevelopment Dis-
trict, would be comprised of two parts. First,
an incremental revenue stream would result
from an increase in the base property assess-
ment for the Community Redevelopment Area.
(This type of increase does not include addi-
tional construction, only increases in the
appraised value of existing properties.) For
example, in 1991 the certified assessed prop-
erty value for the Area was $23,356,457. If this
assessment were to increase, additional ad
valorem taxes would be created (assuming no
across the board tax roll backs) resulting in tax
increment revenue to the Redevelopment

Agency.

However, if assessments were to decline, no
additional ad valorem taxes would be created
and the Agency would not receive a tax incre-
ment payment.

Information to determine historical trends
for existing property valuation increases is only
available at the County level. Experience has
indicated that for Orange County, as a whole,
the average increase in total valuation of exist-
ing properties, over the past five years, has
been in the range of 6-8%. However, the in-
crease from 1990 to 1991 was only in the range

of 2-3%. This level of increase may more accu-
rately represent near term trends for property
assessments within the Winter Garden Area.

The table of projected values and increment
revenues presented below is based on a conser-
vative 2%. Also, the increment is calculated
based on the 1991 total millage rate for Winter
Garden, inclusive of County and special district
rates of 9.6015. This rate was held constant
over the forecast period.

Table 6.2
Project Assessment and
Tax Increment Values

Year _Assessment Increase  Increment Collectible
1992 $23,350,385 NA NA NA
1993 23,823,586 467,129 4,485.14 4,260.88
1994 24,300,057 943,600 9,059.98 8,606.98
1995 24,786,058 1,429,601 13,726.31 13,040.00
1996 25,281,779 1,925,322 18,485.98 17,561.68
1997 25,787,414 2,430,957 23,340.83 22,173.79
Total NA NA $69,098.24 $65,643.33

The column identified as Collectible is
based on the statutory limitation (Florida Stat-
utes, Chapter 163, Part III) that only 95% of the
increment may be collected by the Community
Redevelopment Agency.

During the period of 1992-1997, this col-
lectible scenario indicates that normal
increases in valuation would yield approxi-
mately $65,643 of total tax increment revenue.
Of this amount, 40 percent or $26,257 repre-
sents dollars that would have been distributed
to the City based on its current millage rate of
3.8040. The difference, or $39,386, represents
“new” dollars from the millage rates applicable
for Orange County and special taxing districts.
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The second part of the revenue potential
determination addresses the increase in total
assessment that would result from new con-
struction and development within the Area.

It was illustrated in the Economic Analysis
that the lack of geographically specific projected
market development activity makes it very diffi-
cult to project development related to tax
increment revenues for the Area. This lack of
qualified data is the basis for the selection of
another method of forecasting potential incre-
ment revenues for new development.

The alternative method involves the cre-
ation of an increment forecast based on a set of
development and redevelopment “opportuni-
ties”. Thiese opportunities represent a series of
projects or actions that may occur in the fu-
ture, although the specific timing is not known.
Three “opportunities” have been identified for
the Area. The first involves the West Orange
Hospital facilities located on East Division
Street. Upon completion of the new Health
Central Hospital facility, expected to occur in
1993, the West Orange hospital facility will be
phased out of use. The West Orange Hospital
District staff is currently evaluating the poten-
tial for reuse of the hospital facilities.

This potential reuse of the hospital repre-
sents a major development “opportunity” within
the CRA Study Area. The opportunity is based
on the fact that the present land use and facili-
ties are ad valorem tax exempt. A taxable
reuse or redevelopment of all or a portion of the
land or structures could provide a significant
new increment of revenue. Development of an
adaptive reuse plan for this site should be a
high priority for both the West Orange Memo-
rial Hospital District and the Community
Redevelopment District. Therefore, it is as-
sumed that a reuse will be identified and
completed no later than 1995.

The type of reuse will be dependant upon
many factors, but potential uses include as- -
sisted care living facilities, market rate housing,
or some form of single purpose office use. The
most conservative approach to developing a
forecast of potential increment revenue would
be to assume that the property is redeveloped
as market rate housing. For planning pur-
poses it has been assumed that the property
would support approximately 24 single family
homes with an average assessed value of
$110,000. This value would yield an $85,000
taxable value per unit with homestead exemp-
tions, or a total project taxable value of
$2,040,000. Market absorption of lots is pro-
jected to occur over two years beginning in
1994. Therefore, tax increment revenues for
twelve units would flow to the CRA in 1995 and
the entire project would provide revenue in
1996.

The second major development “opportu-
nity” is the undeveloped property located
between Dillard and the proposed Ninth Street
extension, north of Plant Street. This property
is currently zoned for a Planned Unit Develop-
ment project. The site represents an
opportunity because of its location, size and
availability of public services. The future resi-
dential and commercial development potential
of this property should be enhanced because of
its location within the Plant Street corridor and
future access to the proposed Beltway exten-
sion from S.R. 50 north to Apopka. The
proposed Beltway interchange with Plant Street
to the west of this property should accelerate
the timing and potential for development.

For the purpose of preparing a tax incre-
ment revenue forecast, it has been
conservatively assumed that a small portion of
this opportunity site would be under develop-
ment by 1995. This increment of development
is projected to include 212 units of affordable,
low density single family housing. In order to
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determine the market value of this increment of
development is was assumed that the units
would be marketed for sale at an average tax-
able value of $80,000 per unit. Furthermore,
market absorption of units would occur at a
rate of 36 units per year beginning in 1995.

The third and final “opportunity” involves
the current plans of the U.S. Postal Service to
develop a regional distribution center in the
winter Garden/Ocoee area. There has been
substantial discussion within the Winter Gar-
den community regarding this distribution
center and the future status of the Main
Street/Downtown station. At this time, the
U.S. Postal Service has indicated that the Main
Street Station will continue another two years
in its current location, and the distribution
center may be delayed.

The proposed distribution center would
require a site of approximately 5-10 acres and
a high level of access to the roadway system.
This type of development should be promoted
by the City and Community Redevelopment
Agency for a location within the Plant Street
Corridor. A location adjacent to Plant Street
will provide the type of future roadway access
needed for the distribution center. This project
is considered to be a positive opportunity for
the following reasons. First, it will expand the
employment base of the community and rede-
velopment district. Second, it would provide an
opportunity to redevelop a portion of the Plant
Street Corridor. Third, the facility would pro-
vide a payment-in-lieu of tax increment to the
City and to the Community Redevelopment
Agency. Since the U.S. Postal Service is con-
sidered to be an arm of the Federal
government, its facilities are ad valorem tax
exempt. However, the Postal Service has a_
policy of providing payments-in-lieu of taxes to
local governments in which facilities are lo-
cated.

The forecast of potential revenue is based
on the following assumptions. First, the project
would be initiated in 1994 and completed in
1995. Therefore, the first potential payment-in-
lieu of taxes would not occur until 1996. The
second assumption is that the payment would
be based on the acquisition value of the land
and improvements. Acquisition value is as-
sumed based on a land area of 7.5 acres and a
purchase cost of $2.00 per square foot of land
area. This would resuit in a land value of
$653,400. The improvement value was esti-
mated at 30,000 square feet of building area
and $40 per square foot of construction cost for
a total improvement value of $1.2 million. The
total of land and improvements would be
$1,853,400.

Table 6.3
Future Development Values

Year Opportunity Units Taxable Value

1995  Hospital Property 12 $1,020,000
1995 PUD Property 36 $2,880,000
1996  Hospital Property 12 $1,020,000
1996 PUD Property 36 $2,880,000
1996 U.S. Postal Service

Distribution

Center NA 1,853,400
1997 PUD Property 36 $2,880.000
Total NA 132 $12,533,400
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The table below illustrates the tax incre-
ment that could be created should these
“opportunities”, as described above, be real-
ized. The increase depicted for each year also
included the 2.0 percent increase in the base
assessment for the proposed Community Rede-
velopment Area. It should be noted, that this
revenue forecast is based on several major as-
sumptions concerning the type and timing of
these development “opportunities”. Public and
private market actions will determine whether
the assumptions are correct.

Table 6.4
Projected Assessment and Tax Increment

Revenues

Base Net Tax
Year _Assessment Increase Increment Collectible
1992 $23,350,385 NA NA NA
1993 23,350,385 $467,008 $4,484 $4,260
1994 23,350,385 943,356 9,058 8,605
1995 23,350,385 5,329,230 51,169 48,611
1996 23,350,385 11,656,601 111,921 106,325
1997 $23,350,385 $15,236,740 146,296 138,981
Total NA NA $322,920 $306,782

Source: Herbert/Halback, Inc.

The potential increment revenue is com-
prised of the ad valorem tax dollars that would
normally have been collected by several agen-
cies. A synopsis of affected agencies and tax
dollars is provided below.

Agency Millage Rate Affected Increment
Orange County
Incorporated 5.2889 $168,987

West Orange
Hospital District 0.5086 ) $16,250
Winter Garden 3.8040 121,545

9.6015 $306,782

6.2 URBAN DESIGN FRAMEWORK

The urban design framework is a composite
of many features which together are perceived
and associated to reflect the image of an urban
area. Such discrete visual factors that often
define an area’s image include: major road-
ways, buildings and other landmarks,
landscaping, open spaces and the edges sepa-
rating distinct districts.

A major benefit to the visual image of Win-
ter Garden is the Downtown Core along Dillard
and Main Street. Rich with history, the City is
blessed to have so many historic buildings.
Aesthetic qualities, however, are lacking in
terms of exterior appearances. Vacancies, lack
of facade and streetscape uniformity are a few
of the factors that detract from a good visual
image. The scale and character of the down-
town is intact, making for a sound springboard
for revitalization.

Winter Garden was a railroad town. The
railroad was critical, shipping citrus and other
agricultural products of the area. Development
hugged the tracks, soon becoming a tight knit
of office, retail, residential and industrial uses.

The importance of the railroad has changed
in Winter Garden. Service to the City has been
limited to a few trips a week to a couple of fa-
cilities. In fact the tracts that once headed
west to Oakland and beyond are abandoned
about two miles out of town.

Within the downtown district are some ma-
jor landmarks providing a good backbone for
community activity. Supporting the downtown
core is a strong residential base. This residen-
tial base should be preserved and efforts made
to enhance it. Already we find areas where
residential and commercial uses are
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interdispersed. By preserving and enhancing
these areas, a clear and crisp residential edge

is created.

Roadways not only provide access but vi-
sual character as well. The roadway system
has changed over the years. Dillard Street has
replaced Main Street as the major connection
with State Road 50. Increased volumes man-
dated the expansion of Dillard Street to four
lanes. Development along Dillard to near the
Plant Street intersection has been transformed
into strip commercial. This land use creates a
hodge podge of signs, buildings, parking and
multiple curb cuts that is basically devoid of
any landscape treatment.

From Dillard Street west, Plant Street, still
maintains the same character as it has for
many years. Unique to this area is the railroad
track corridor. This corridor provides the op-
portunity for green space enhancement and
use. Historic buildings are the predominant
character of this section of Plant Street. Many
of these buildings are in disrepair and are va-
cant, detracting from the overall appearance.
The downtown core, as stated previously, main-
tains a strong base from which to enhance the
overall image of Winter Garden.

From Dillard Street east to the Ocoee City
line, Plant Street is a wide mix of commercial,
residential and industrial uses. There are a
number of vacant facilities that have fallen into
disrepair. Located in the Area and Reserve Area
are three blighted residential areas. The resi-
dential units are small, in poor condition, lack
adequate open space and are sited on unusu-
ally small lots. The type of land use and
existing conditions detract from the overall
character. However, this area does provide
opportunities for future redevelopment activi-

ties. Large undeveloped parcels exist in the
Reserve Area providing the opportunity for new
residential development.

As stated in the Finding of Necessity
Report, Winter Garden has blight conditions
that impair the City’s ability to redevelop the
Area and Reserve Area. By building on existing
assets and rural small town flair, Winter
Garden has the opportunity to redirect develop-
ment and revitalize its core. Subsequent
sections will address problems and opportuni-
ties within the Area and Reserve Area.
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6.3 PROGRAMMED PUBLIC IMPROVEMENTS

Primary public improvements programmed
for the Winter Garden Area have been dis-
cussed in previous sections. Those programs
include: »

¢ West Orange Greenway - Construc-
tion to commence in 1993.

¢ S.R.. 438 Roadway Improvemeints -
Project on hold, currently not funded nor con-
struction time table established.

¢ Northwestern Beltway - Bonding
Authority has been approved, construction
time-table has not been established.

In reviewing the City of Winter Garden’s
Five Year Growth Plan (1989-1994), a need to
expand the existing Police Department, incor-
porating the remaining municipal complex
facilities, was identified. This would require the
relocation of City Hall and associated offices.
An area for this relocation has not been identi-
fied, nor has a time-table and construction
budget been established.

6.4 SUSCEPTIBILITY TO CHANGE

Susceptibility to change analysis is a tech-
nique used to identify those areas and
properties that are most likely to undergo
change, based upon such factors as zoning,
land uses, current use, ownership patterns,
and regulatory policies. As part of this analy-
sis, a series of “givens” are first identified.
Givens are those properties which are least
likely to change due to public policy. Schools,
churches, and major governmental institutions
are good examples of “givens.” Properties that
have recently undergone major investment may
also be considered as “economic givens.” At the
other end of the spectrum, large vacant or un-
der-used properties which are reasonably

accessible and otherwise unconstrained may be
considered to be highly susceptible to change.
In between the categories of least and most
susceptible to change are gradations of suscep-
tibility to change, related to such factors as
property size and the viability of the current
economniic use.

6.4.1 LEAST SUSCEPTIBLE TO CHANGE

This category includes those properties
defined as givens, from which existing public
policy would suggest that current use will not
change. There are several large public land
uses within the Area. The City Hall Complex,
which includes the Police Department, is the
largest public landuse directly fronting Plant
Street. Although there is talk of the need for a
new city hall and municipal office complex, the
land will always be public domain. Other pub-
lic lands include the Marvin C. Zanders Park
and a community center located in the east
section of the Area.

Churches, although privately funded, can
be considered public facilities. There are two
major churches in the Area which can be con-
sidered “givens”. They are The First Baptist
and First Methodist Churches. Both were es-
tablished in the early 1900’s and have active
congregations. There is little reason to expect
these land uses will change. Other smaller
churches are located in the eastern section
which also seem to be well established.

Private investments have generally been low
or non-existent in the Area and Reserve Area.

| There are few properties that can be identified

strictly as “givens” in terms of recent invest-

ments. However, the many buildings that are
sound or exhibit only minor deterioration and
are occupied by economically productive uses
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can be considered to have low susceptibility to
change. Examples of such uses include, but
are not limited to: Florida Power, United Tele-
phone, Jimmy’s Thriftway and Heller Citrus
Processing.

Residential use is scattered throughout the
Area and Reserve Area. Some of it is suscep-
tible to change but most of it is not. - In
particular, the section north of Plant Street and
east of Dillard Street is physically sound and is
unlikely to undergo wholesale change to an-
other use.

5.4.2 MODERATELY SUSCEPTIBLE TO CHANGE

It is easy to say that all those areas which
are not either least or highly susceptible to
change will fall in this category. In fact, this
category is the most difficult to define. There
are, however, some “signs” which begin to iden-
tify areas that are moderately susceptible to
change. For example, when there are proper-
ties where residential uses exist within or
surrounded by a commercial/industrial zone, it
can be considered at least moderately suscep-
tible to change. Residential uses which fall in
this category are found mostly in the section
between Plant and Smith Streets and Highland
Avenue and Ninth Street.

Another “sign” would be where parcel as-
sembly is possible and the existing uses are
either marginal or inappropriate. The majority
of uses fronting the south side of Plant Street
east of Dillard Street are zoned in an industrial
category. This is an area where lot configura-
‘tion, vacant land and the mix of land uses
would be conducive to redevelopment. When
the Western Beltway and Plant Street improve-

ments are completed, it is anticipated the mar-
ket will favor higher intensity commercial uses
within the Plant Street Corridor.

Within the “Historic Core” fronting Plant
Street, there are commercial parcels that are
moderately susceptible to change because of
the marginal nature of the existing businesses.
Many of the businesses in this section are
neighborhood/community oriented commercial
uses which need strong residential neighbor-
hood communities to support them. The
combination of 80 percent second floor vacan-
cies, ground floor vacancies and other factors
present many opportunities for change. A key
to revitalization of the neighborhood/commu-
nity commercial uses is to strengthen the
adjacent residentiai neighborhood. Until this
happens there will always be a moderate sus-
ceptibility to change.

Many sections of the Area and Reserve Area
which are moderately susceptible to change
could become more susceptible to change, de-
pending upon such “leverage” factors as public
investments for streetscape improvements and
roadway upgrading. Improvements in the
physical surroundings of the Area will aid in
changing the perception of deterioration, and
ultimately result in the renewal of the sur-
rounding commercial core and the residential
neighborhood.

6.4.3 HIGHLY SUSCEPTIBLE TO CHANGE

Within the Area, redevelopment opportuni-
ties exist where building conditions are such
that major reinvestments for rehabilitation and
renovation are required. Like vacant parcels of
land, large parcels that are occupied by vacant
or deteriorated structures are highly suscep-
tible to change. One such structure which fits
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this description is the Edgewater Hotel. Vacant
and unoccupied, it provides a perfect opportu-
nity for adaptive reuse. Another building which
fits this category is the West Orange Hospital.
A new facility is currently under construction
which, when completed, will leave the existing
facility empty.

There are several industrial or commercial
use properties which are vacant or empty and
exhibit various forms of deterioration that can
be considered for redevelopment opportunities.
A large tract of vacant land in the northeast
section of the Area provides the greatest possi-
bilities for redevelopment. Formerly, this land
was highly productive citrus groves and wooded
lands. A processing plant also sits on the land
but it is poorly maintained and no longer highly
productive. With frontage on Plant Street, it
provides an opportunity to develop residential
neighborhoods with supporting recreation and
commercial along Plant Street.

The railroad, once a viable transportation
corridor for Winter Garden, is not relied upon
as it once was. As more uses are phased out,
the train service will also be phased out. This
will leave the railroad corridor or right-of-way
open for redevelopment. With the proposed
West Orange Greenway, the vacated train corri-

dor can become a viable regional trans-
portation corridor for pedestrians and bicy-
clists.

6.5 OPPORTUNITIES AND CONSTRAINTS

The Urban Design Framework and Suscep-
tibility to Change Analysis provides a basis for
identification of problems and opportunities.
This process identifies those problem areas that
can hinder development in the Area or that
have been identified as contributing to its poor
image. Opportunity areas are those which
contribute positively to an area or that have
characteristics that can aid in the development
and redevelopment of the Area.

6.5.1 CONSTRAINTS

Perhaps the greatest hindrance to the suc-
cessful redevelopment of Winter Garden is its
visual image. The visual image of any area
starts at its edges and ends in the core. Road-
ways become a vital part of this image as well
as their surrounding environments. Essential
to Winter Garden’s image are Dillard and Plant
Streets, which act as major corridors for move-
ment of people in and out of the city.
Currently, the visual experience of these two
streets is poor. As discussed in the Urban De-
sign Framework section, these streets are
basically devoid of aesthetic treatment and
have an uncontrolled or fragmented street edge.
As bad as this sounds, it is a quite common
experience among both small and large cities.
The important thing is there are numerous
opportunities.
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The large number of deteriorated or vacant
buildings in the Area and Reserve Area is a
further detraction to the city’s visual image.
Many of these buildings are within the core of
the city or along the major roadways. Many of
the buildings are unsightly, and in some cases,
the property is unkempt and unattractive.

Another problem associated with the Area
and Reserve Area is the small lot size and con-
figurations. There is insufficient depth or width
to accommodate or allow for redevelopment
without combining lots or replatting them to
make them developable. This is particularly
true with the commercial blocks fronting Plant
Street. Contributing to this problem is the
tight grid pattern of the street layout. Whole
blocks may actually be too small for worthwhile
redevelopment projects.

The infrastructure, in terms of water and
sewer, is installed city wide. Research has
shown us that some of this could have been
installed as early as the 1940’s or earlier. This
means that major infrastructure improvement
requirements, as a result of new development,
could become a hindrance to redevelopment.

6.5.2 OPPORTUNITIES

Opportunities for improvement can be di-
vided into two categories, existing and
emerging. One of the greatest existing oppor-
tunities is the Main Street Program because it
is an existing organization with State and Na-
tional connections. The projects and financial
opportunities which this program will provide
can go hand in hand with the operation of a
Community Redevelopment Agency. Preserva-
tion and revitalization of the historic building
facades, in conjunction with the streetscape,
will go a long way in sparking interest in the

downtown core. In fact, the repainting effort
already accomplished has had a dramatic ef-
fect on the visual image.

The historic downtown core adds much to
the city’s image, both visual and perceptive. It
provides a base from which to build on the
existing small town feel and pedestrian scale
which is so important for small cities. In addi-
tion, Winter Garden has a strong community
base. From the major downtown churches to
the solid residential core and cohesive neigh-
borhoods close to downtown, the community
provides a good opportunity to spur the pride
and commitment needed to project a positive
image.

Emerging opportunitics (figure 8.1) arc
those which are not physically or visually exist-
ing, but are either planned or programmed
future activities. One such opportunity is the
West Orange Greenway project. As a replace-
ment for the passenger train, the Greenway will
bring a new breed of traveler: the bicyclist.
This influx of new people will provide opportu-
nities for retail and commercial development
focused to the trail users. The landscape en-
hancements which the trail will provide will
also further improve the city’s visual image.

Planned roadway improvements can make
a big difference in the future development of
Winter Garden. The future Western Beltway
link with Plant Street will provide connections
to metropolitan Orlando and the surrounding
cities. It can bring more people to downtown
and the residential communities with improved
access to and from the City.

Along with the beltway, the Florida Depart-
ment of Transportation (FDOT) is planning to
improve Plant Street from east of the beltway
connection into town and ending at Main
Street. Improved traffic flow is one opportu-
nity, but the greatest opportunity would be to
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improve the aesthetic quality of the roadway.
New roadway construction allows the City to
work with FDOT in providing opportunities for
streetscape and median improvements. The
use of a restricted median and curb cuts are
also measures to improve the roadway edge
and aesthetic quality.

When West Orange Hospital moves it op-
eration out of town to its new facility the impact
will be felt in the Area with the loss of the em-
ployment and economic base. However, the
empty building will bring new opportunities for
adaptive reuse, provided it is economically fea-
sible to do so. One such reuse would be to
focus and build on the existing elderly popula-
tion. There are many major organizations that
specialize in providing health, living and social
care for the growing retirement aged popula-
tions of today.

Undeveloped lands close to downtown pro-
vide opportunities to enhance the residential
and services base. One such section is in the
northeast quadrant of the Area. Adjacent to
the West Orange Hospital property and stretch-
ing south to Plant Street, this property
encompasses approximately 96 acres of orange
groves and vacant land. With little restrictions
to residential development, the whole Area,
including the West Orange Hospital property,
could become a major mixed use residential
development. These residential areas could
provide low to medium density housing oppor-
tunities with supporting services focused on
Plant Street.

Most of the opportunities identified are
somewhat long range but are not out of reach.
The establishment of a Community Redevelop-
ment Agency, in conjunction with the Main
Street Program, will begin to provide the av-
enues to turn these opportunities into realities.

6.6 MUNICIPAL PLAN REVIEW

Discussions were held with the City's Plan-
ner and Code Enforcement Official to determine
the applicability of previous, current and on-
going plans and studies. The Consultant was
informed that there were two ongoing plans; an
annexation study and a stormwater manage-
ment plan.

6.7 COMMUNITY LEADER INTERVIEW
ANALYSIS

The Winter Garden Community Redevelop-
ment Committee interviewed a number of Area
residents, businessmen and community leaders
in order to acquire input concerning the need
for redevelopment. Interviews were held with
Mildred Dixon, Reverend Faulkner, Juanita
Maxey, Jimmy Pitchford, Joe Morabito, Theo
Graham, Tommy Deloach, Jerry Baker and
Vera Carter, Orange County Commissioner. A
summary of the major issues identified through
the interviews follows:

Existing Problems
e Traffic
» Insufficient parking downtown
* The conditions of the buildings
downtown
e Past leaders were not responsive
to change
No bus or transit systems
Lack of retail
Not enough nice places to dine
Lack of visibility
West Orange Hospital leaving blights
the residential Area
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Opportunities ‘

The bypass (Northwest Beltway is an
opportunity because it can bring people
downtown)

The Edgewater Hotel is a great
revitalization opportunity

Keep an outlook for increased
residential areas

Enhancing the pedestrian environment
with landscaping and benches will

also enhance our image

Build on our small town atmosphere
Increasing the food opportunities
downtown will bring more people

The Downtown Buildings could be
improved to support increased retail,
especially retail shops

Funding/Programs

Overall, the majority of the respondents
feel that every funding avenue available
should be investigated.

Even though most of those interviewed
were not that aware of the Florida
Redevelopment Act prior to being
interviewed, they felt, after learning more
about the program, that a Winter Garden
CRA should be established.

Northwest Beltway

Growth/Excitement

We will experience growth in light
industrial, commercial and residential
Good opportunity to bring people
downtown to shop

Potential for growth in higher income
residential homes

Possible traffic congestion if not
controlled

City should have an inter-local
agreement with Ocoee in order to control
growth on this corridor

West Orange Greenway

Great Idea

Will stimulate property owners to clean
up their property

Assist with revitalization efforts by
providing a market

Good impact

Positive influence

Should stay out of residential

Effect of the Relocation
of the West Orange Hospital

Won't hurt as badly as initially thought
City should look into redevelopment
opportunities

The site should maintain a medical
facility maybe a nursing home or

elderly care

Continuing care opportunities should be
investigated

Could blight the residential Area

Physical Improvements

Parking

Landscaping

Benches

Something for kids/recreation
Beautification - we need to brighten the
downtown up

Make the back streets safer so the
parking that is there will be used
Increase transit opportunities

Opportunities for the Edgewater Hotel

Mini Church Street Station
Good Restaurant

Offices

Bed & Breakfast Inn
Speciality Shops

Home Style Cafeteria
Parking Garage

Relocation of the Railroad
¢ Those responding felt that the railroad

should be relocated from downtown

Winter Garden
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Role of the Local Churches

* Good resource base

e Clergy should bring revitalization
awareness to its members

¢ Get membership to support revitalization
efforts

¢ Churches should not block liquor laws so
a nice restaurant can prosper

e With the revitalization of the West
Orange Hospital

Other Comments

e We need a City that reflects its name

¢ Keep in touch with Homes in
Partnership, West Orange Community
Development and Orlando Fights Back

¢ Decide what makes us unique and
marketable and build on that

¢ Need to clearly identify redevelopment
project

6.8 PUBLIC QUESTIONNAIRE RESULTS

During the April 21, 1992 Winter Garden
Community Redevelopment Public workshop, a
questionnaire was distributed to solicit commu-
nity responses concerning redevelopment issues
within the Winter Garden Area. Sixteen com-
pleted questionnaires were returned. Overall,
those responding approved and supported mea-
sures to revitalize the Winter Garden area,
including the creation of a Community Redevel-
opment Area and Agency. Presented below are
the results of the questionnaire.

1. Are you a resident and/or property
owner within the city? (Check more than one if
applicable.)

Permanent Resident ------------- 11 (69%)
Seasonal Resident ------------ccocoeeeooo 0
Property Owner ---------==-------- 11 (69%)
Business Owner ------------------- 2 (13%)
Other ---=---msmmm oo (V)
NA =---mmmsmmmmosoccoe s 1(6%)

2. How long have you lived in
Winter Garden?

Less than 1 yr. -------rmmmmeomm e 0o
1-5 yTS. oo 3 (19%)
6-10 yTS. ----o-mmemmm e 10 (63%)
NA -ooomme 2 (19%)
3. How many people in your household?

1 oo 2 (13%)
2 6 (38%)
3-8 mmmmmm 6 (38%)
more than 5 ---------==ecomooemmee ]
NA - 2 (13%)

4. Do you believe Winter Garden has a
clearly defined set of community goals and
objectives (vision of the future)?

YE€S - 4 (25%)
Partially e e 6 (38%)
¢ Y 1 (6%)
Don't know ---------ococmmememmannn 5 (31%)

5. Would you be willing to participate in a
public forum to develop or update a vision for
the future of Winter Garden?

Yes ----cmmeme e 14 (88%)
o Y 1 (6%)
NA oo 1 (6%)
6. Do you think your community is
changing for the better?

YeS --oommm e 12 (75%)
) Y 1 (6%)
N 3(19%)

7. What type of funding sources do you
think are reasonable for community redevelop-
ment projects? (Check more than one if
applicable.)

Property Taxes --------------------- 2 (13%)
Special Assessments -------------- 3 (19%)
User Fees -----=mcmmmommmmeeeeeeoo 5 (31%)
State & Federal Grants ---------- 12 (75%)
Private Foundations --------------- 7 (44%)
NOINE - === e e 0
NA o 1 (6%)
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8. Should Winter Garden create a Commu-
nity Redevelopment District to fund
Community Improvement Projects?

Yes -----mmmmmmmmommmmmooo oo eees 12 (75%)
NO ------emmmmmmmmmmmemo oo 2 (13%)
I Aty 2(13%)

9. Would you support the relocation of the
railroad from downtown Winter Garden?
G R 16 (100%)

10. Would you support an annexation of
properties adjacent to the city if it would en-
hance the city’s tax base?

Yes ---------mmmomeemeeoooo oo 13 (81%)
NO ---==mmmmmmmmmmmomm oo 2 (13%)
NA -----emommmmommmocom oo oo 1 (6%)

11. Should the city become more involved
(financially or otherwise) in developing addi-

tional retail business within the city (boutiques,

restaurants, etc.)?

Yes -------mmemmmosomeoooe oo 13 (81%)
NOQ ------mmmmmmmmmmm oo 2 (13%)
NA ----mmmmmmoommomo oo 1 (6%)

12. What effect do you think the Beltway
will have on the future of Winter Garden?

e e 13 (81%)
Bad --------m-mm-mmmmmmeemmmeamane 2 (13%)
None -----=-====-=m-mmemmmcoc oo 0
Depends ---------==========c=cmmemceun 1 (6%)

13. What effect do you think the West
Orange Greenway (Trail) will have on
Winter Garden?

Good ----=------=m-mmmmmmmooooeee- 13 (81%))
Bad ----------mmmmmmmmm o mmme oo ]
None ------==-====-=c-o-omoomoooooooo- 2 (13%)
NA ---commmmmmmmmmomm oo oo 1 (6%)

14. Are your basic needs for retail goods
(food, pharmacy, househoid and clothing) met
by the businesses located in the city?

Al e 7 (44%)
Some -------cr-mmemmem oo 7 (44%)
NONEe -----=-===nsmmmommmm oo 1 (6%)
NA --omommmcmm e 1 (6%)

15. Where do you primarily shop for the
following goods?

Groceries
In City ------=---m=cs-mmmmmmmmmanan 6(38%)
Outside City ----------==-=--=-==- 3 (19%)
Both ----====-mmmmmm e 6(38%)
NA -=--mmmmmmmmm e cm oo 1(6%)
Restaurants
INn City -------=-m-mmmmmmmmmmmmmman 1(6%)
Outside City -----=-=--=======---- 8 (50%)
Both -------mmem e 6 (38%)
NA cccemem o e e 1(6%)
Apparel & accessories
In City ---------------------------- 4(250/0)
Outside City-------------=-------- 4(25%)
Both -------cemmmm e 7(44%)
NA —-m oo 1(6%)

Building materials, hardware &
garden supply

In City ----=-=--=nsmmmmmmmmmnanaas 4(25%)
Outside City -------------=-=------ 6(38%)
Both ------===mcm e 4(250/6)
NA ---mmmmmmmmmmmmmmmemmme e 2(13%)
Furniture, home furnishings & equipment
In City -----=-====s=mmcmmmmmmnanaas 1(6%)
Outside City ----------=-=--------- 9(56%)
Both ------=-m e 5(31%)
NA - cmemcmmcm e cccccm e 1(6%)
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Misc. (florists, laundry, shoe repair, books,
novelties etc.)

In City --------=m==mm=mmmmmmeomoeee 8(50%)
Outside City ----------==---==n-n--- 1(6%)
Both ----------ememmmmmmmmn oo 6(38%)
NA----commmmmem e oo 1(6%)

16. Which of the following types of busi-
nesses would you like to see added or
increased within the city? (Check more than
one if applicable.)

Convenience Goods
) (R Additional grocery stores
(. Meat Markets
5 e Bakeries
o S Candy stores
) I [N, Seafood stores
. Wine and cheese stores

Eating and Drinking Establishments

< Delicatessens
High quality family style

restaurants
- R Ice-cream/yogurt shops

Shopper’s Goods

8- Women's clothing stores
4 oo Men’s clothing stores
6 --oommmm oo Shoe stores
2 e Jewelry, leather and

sporting goods stores
4 --oemmmmmmmeoeceee- Department stores
1 ----Building materials and hardware
2 —eemmmmm e Furniture stores
1 -mmommmommmmmmm oo Office equipment

2 ----Music, radio and television stores

[0 R e e e L R Florists
[ e R LS Laundry stores
[ e Banks
0---mmommme e Gift and card novelties
B Book stores
2 e Automobile service
2 e e Appliance repair
2 s Other (specify)

17. Which of the following public amenities
do you think should be added or increased
within the city? (Check more than one if appli-

cable.)
B oo Parks
O o Landscaping
11 —-oommmeemeeee Bike paths/sidewalks
O —--momem e Other (specify)
2 NA

Additional Comments:

* Plan should be specific, goal should be
established for historic preservation

e CRA Committee should include
citizens

* Edgewater Hotel - bed & breakfast

-» Interest in Preservation/Affordable
housing

e Annex carefully
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7.0 Development
Framework

The development framework for this Com-
munity Redevelopment Plan represents the
basic planning concepts and goals for both the
Redevelopment and Reserve areas. These con-
cepts and goals are presented first to provide
the framework and to establish the context in
which detailed project and program recommen-
dations are made for individual planning
districts.

7.1 LAND USE STRATEGY

The recommended land use strategy is
based on several development and transporta-
tion assumptions and principles. First, the
future construction of the Northwest Beltway
and interchange with Plant Street will signifi-
cantly alter traditional land use patterns within
the Winter Garden area. The interchange will
create commercial and high density residential
development opportunities within the Plant
Street corridor. The potential effect on com-
mercial development patterns will be similar to
changes that occurred as a result of improve-
ments and development within the S.R. 50
corridor.

The land use strategy envisioned for the
Redevelopment and Reserve Areas recognizes
the need to maintain the traditional community
center, ensure appropriate development of the
Interchange area and promote redevelopment
within the Plant Street corridor. The strategy is
also based on a major goal to develop and pre-
serve residential neighborhoods, and therefore,
redevelopment within the Plant Street corridor
should only occur in a manner consistent with
this goal.

The potential effect of the Beltway and In-
terchange upon the Main Street Winter Garden
commercial area could be economically damag-

ing without a program to market and develop
the Main Street district. It is vital that the ex-
pected development of the Plant Street corridor
complement the traditional downtown business
district of Winter Garden. This core area does
and will continue to provide valued personal
and local service and retail needs. The tradi-
tional community of Winter Garden has
developed and created its identity around the
central business and cultural center of the
downtown environment.

The emerging commercial core envisioned
for the vicinity of the Northwest Beltway/Plant
Street interchange would be a major force driv-
ing commercial and office development within
the Reserve Area. However, to protect the Main
Street economic base, the role of this emerging
center should be restricted. Current retail de-
velopment trends favor what is referred to as
“power centers,” and “category killers.” These
terms represent the type of shopping center in
which there is a large food store and/or a
Walmart or similar retail store. Typically in
these power centers there is very little “local

serving” space.

Power centers and category killers repre-
sent the type of development that should occur
within the emerging commercial center because
of the relative lack of local serving business
space. This is important because the Main
Street commercial core’s current market niche
is providing space for local serving retail and
service businesses.

Current market, land cost and parking
considerations dictate that the Main Street
district is unlikely to be chosen as a site for a
power center or category killer. Therefore, the
enhancement of future market potential for the
Main Street area should focus on preserving
and promoting a base of local serving retail and
personal service establishments.
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This complementary combination of a local
serving Main Street and a regional commercial
center can be a significant benefit to developing
a strong economic and employment base for
Winter Garden. Both commercial activity cen-
ters would be supported by a series of special
districts whose specific development and sup-
port roles would be determined by existing
development patterns, the goal to develop and
preserve neighborhoods, and the planned arte-
rial and collector system. The support roles
essential to both areas include residential, in-
dustrial and office employment centers.

The second major feature of the land use
strategy is related to a goal to preserve the
identity and traditional values of Winter Gar-
den. The land use strategy recommends that
the proposed extension of Ninth Street to the
north serve as an identification line distin-
guishing between the more traditional
neighborhoods and building types found within
the City of Winter Garden. and more recent and
projected development or redevelopment that
will occur within the Interchange Area. Devel-
opment guidelines and standards for areas
west of the Ninth Street extension would favor
a traditional development pattern based on a
grid of local roads. Neighborhoods and shop-
ping areas to the east of Ninth Street would
develop at higher densities and intensities, with
a more contemporary architectural and devel-
opment style.

The land use framework also encourages
increased residential development within the
Community Redevelopment and Reserve Areas.
Residential development in close proximity to
the commercial cores will improve the market
basis for commercial uses and efficient use of
transportation and utility infrastructure, and
promote increased use of pedestrian and bi-
cycle facilities. This goal of increased

residential development is to ensure a continu-
ing balance of jobs and people within the
community.

A third and final feature of the land use
strategy is the creation of a strong link between
the traditional and interchange area commer-
cial/neighborhood districts. This linkage is
formed by the designation of the Plant Street
corridor as an Urban Design Overlay District.
This street will serve as the major entry to the
City of Winter Garden in the 21st Century, and
should be designed and developed as a gateway
facility linking Winter Garden’s past and future.
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7.2 TRANSPORTATION APPROACH

Traffic circulation within the Community
Redevelopment and Reserve Areas and access
to the proposed Northwest Beltway are critical
transportation service considerations. Circula-
tion within the planning areas is an important
issue based on two considerations. First, there
does not currently exist sufficient rocadway ca-
pacity to support expected future development
within the Plant Street corridor. Second, the
funding resources necessary to implement a
supporting system of arterials and collectors
are not presently identified.

Plant Street is the only major east-west
arterial roadway presently serving the Redevel-
opment Areas and its present two (2) lane
configuration is insufficient to meet future traf-
fic demands as identified in the Orlando Urban
Area Transportation Study prepared by the

East Central Florida Regional Planning Council.

North-south traffic circulation is accommo-
dated by Park Avenue, Dillard Street and the
Ninth Street facility south of Plant.

The transportation concept emphasizes a
multi-modal approach to vehicular and pedes-
trian circulation within the Community .
Redevelopment and Reserve Areas. “Mobility
Corridors™ incorporating roadways, bikeways,

pedestrian paths and connectors form the basis
for a proposed circulation system which defines
seven development districts.

The urban mobility system should be com-
posed of a number of existing and proposed
corridors creating an overall circulation grid.
Specific recommendations to the create the
system are identified below.

e Plant Street should be expanded from
two (2) lanes from the Northwest Beltway inter-
change to Dillard Street. The expansion should
provide for four (4) travel lanes and a left turn
lane included as part of a landscaped median.
Bicycle lanes should also be incorporated into
the roadway. A parkway should be part of the
Plant Street right-of-way on either side of the
street. This parkway would provide for land-
scaping, pedestrian walkways and utility
corridors. This arterial would be the primary
route for traffic entering town from the beltway.

¢ Division Street should be expanded and
extended to serve as an additional east west
arterial route serving development on the north
edge of the Community Redevelopment Area
and the Reserve Area. From town. Division
Street should be extended to connect with a
proposed collector/distributor system serving
development adjacent to the beltway corridor.
Bikeways, pedestrian paths, and landscaping,
similar to that proposed for Plant Street should
be incorporated into the Division Street expan-
sion.

¢ Smith Street should be realigned in the
vicinity of Ninth Street to intersect with Maple
Street , thus forming a continuous east-west
collector roadway. Maple Street should be ex-
tended beyond Carter Avenue to serve new
development west of the beltway corridor. The
use of Smith Street west, of Ninth Street, as
part of the collector is based on its current
commercial use to provide access to industrial
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and commercial properties. Maple Street, west
of Ninth, would continue to provide local resi-
dential access.

¢« Tindell Street should serve as an east-
west collector route between Park Avenue and
an extended Ninth Street.

e Dillard Street should continue to serve
as a major north-south arterial route serving
the Main Street area. Where practical,
streetscape improvements should be imple-
mented to improve the visual appearance of the
street.

¢ West Crown Point Road should be ex-
panded to a four (4) lane divided urban arterial,
providing a north/south arterial parallel and
approximately one mile east of Dillard.

¢ Park and Crest Avenues should be de-
signed as a north/south collector serving the
west edge of the Community Redevelopment
Area. These combined facilities, in conjunction
with Tindell Street, would provide for traffic
movement to areas north of the City and east of
Lake Apopka.

¢ Ninth Street should be a major north/
south collector between the Dillard Street and
West Crown Point Road arterials. Ninth Street
should be extended north from Plant Street to
connect with the Division Street extension and
Crest Avenue.

 East Crown Point Road should be re-
aligned and improved as part of a new
collector/distributor system serving the com-
mercial core that is expected to develop west of
the beltway as a result of the Plant Street inter-
change. .

The multi-modal urban mobility concept
also incorporates pedestrian and bicycle circu-
lation systems. As previously discussed, new

and expanded arterial roadway development
should incorporate bicycle and pedestrian - -
paths. Additional bicycle and pedestrian routes
along secondary roadways would complete a
grid pattern circulation systems similar to that
proposed for vehicular traffic.

A major component and basis of this circu-
lation system is the regional development of the
West Orange Greenway. This Rails-for-Trails
system will serve three (3) of the seven (7) de-
sign districts including the Main Street
commercial core. The other design districts
served by this regional facility would be prima-
rily residential in character.

Important objectives of a bicycle/pedes-
trian/open space system are the creation of
opportunities for linkages between subareas,
providing active and passive recreational oppor-
tunities, and providing access and connection
to different existing and proposed recreational/
open space amenities. A local circulation sys-
tem when developed in conjunction with the
regional West Orange Greenway, would achieve
the objectives of this type of system. Specific
recommendations for the completion of the
bicycle/pedestrian/open space system are
given below.

e All planned roadway improvements at
the arterial level should include bicycle and
pedestrian pathways. Separate bicycle lanes,
four (4) feet wide, within the roadway are the
desirable specification. Pedestrian sidewalks
should be part of a landscaped parkway on
either side of the street. If right-of-way expan-
sion is not feasible, the road should be widened
to include, at a minimum, a two (2) foot ex-
tended curb area to accommodate bicycle
traffic on each side of the street.
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+ Park Avenue, Main Street and Hennis
Road should be designated bicycle routes to
provide a north-south link between areas and
connecting with the West Orange Greenway.
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