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I.

Introduc on

This report is intended to provide demographic, popula on and land use data for the City of Orlando,
including historical data, past trends, comparisons to other ci es and projec ons for the future. The
historical data is derived from various sources, including the U.S. Census and the University of Florida’s
Bureau of Economic and Business Research (BEBR). The report also contains residen al and non‐
residen al land use es mates (April 2017 and Year‐End 2018) and growth projec ons by traﬃc zone for
the period 2020‐2045, including resident popula on, employment and “service” popula on, as well as
the methodology and assump ons used to forecast this growth. These projec ons represent the City
Planning Division’s current best es mate of when and where future growth will occur in the City for
each land use category.
Underlying these projec ons is a future land use and transporta on planning philosophy that promotes
a compact, interconnected, mixed use environment, thereby crea ng opportuni es for responsible
growth and ensuring a high quality of life. Orlando’s future land use concept seeks to create compact
ac vity centers with meaningful transporta on alterna ves, while preserving exis ng neighborhoods
and crea ng sustainable new neighborhoods.
These projec ons, based on Orlando’s future land use concept (which is described in full detail in the
Future Land Use Element), form the basis for the City of Orlando’s Growth Management Plan (GMP).
The projec ons are used primarily for transporta on modeling, par cularly in support of regional trans‐
porta on planning eﬀorts. The projec ons are also used in level of service (capacity) analyses for trans‐
porta on, parks, stormwater, solid waste, potable water, wastewater, fire and police, and schools. Re‐
lated to these services, the projec ons are used in the City’s Concurrency Management System, and in
budge ng and capital improvement programming. And finally, the City publishes these growth projec‐
ons and other demographic informa on for use by individual ci zens, ci zen groups, consultants, and
businesses.
By forecas ng a specific quan ty of new development and redevelopment in the future, the City can
ensure through the GMP and the Capital Improvements Program that adequate public facili es will be
in place when that development is built. Growth projec ons are important to ensure that the GMP
con nues to reflect current development trends and economic condi ons.
II. Past Trends
Since its incorpora on in 1875, Orlando has grown significantly in terms of land area, popula on, em‐
ployment and influence in the Central Florida region. In 1875, Orlando comprised a 1 square mile area
with a popula on of only a hundred or so. Orlando made its first oﬃcial demographics appearance in
the United States Census of 1890. At that me, Orlando had a popula on of 2,856 persons. For com‐
parison, Jacksonville was the largest city in the state of Florida with a total popula on of 17,201, Tampa

had 5,532 persons, and the City of Miami did not yet exist. Orlando experienced a popula on loss in
1900 due to the great freeze of 1895, lowering the popula on to 2,481. However, from 1910 through
2010, the City of Orlando grew steadily (see Figure 1).
Figure 1—Orlando and Orange County Historical Popula on
Year

City of Orlando

% Growth

Orange County

% Growth

% of Orange
County
Popula on

1890

2,856

N/A

12,584

N/A

22.7%

1900

2,481

‐13.13%

11,374

‐9.62%

21.8%

1910

3,894

56.95%

19,107

67.99%

20.4%

1920

9,282

138.37%

19,890

4.10%

46.7%

1930

27,330

194.44%

49,737

150.06%

54.8%

1940

36,736

34.42%

70,074

40.89%

52.4%

1950

52,367

42.55%

114,950

64.04%

45.6%

1960

88,135

68.30%

263,540

129.26%

33.4%

1970

99,006

12.33%

344,311

30.65%

28.7%

1980

128,291

29.58%

470,865

36.76%

27.2%

1990

164,693

28.37%

677,491

43.88%

24.3%

2000

185,951

12.91%

896,344

32.30%

20.8%

2010

238,300

28.15%

1,145,956

27.85%

20.8%

Source: U.S. Census, Various Years
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The pace of Orlando’s growth has fluctuated since 1890. The decades of phenomenal growth were
those from 1910‐1920 and 1920‐1930, with popula on growth occurring at rates of 139% and 194%,
respec vely. A er 1940, the City’s growth rate was impressive, but more moderate than during the
boom years of the 1920’s and 1930’s. America’s space explora on program, in general, and the estab‐
lishment of Mar n Marie a’s Orlando plant in par cular, spurred popula on growth in the 1950’s.
Highly skilled engineers and technicians came to Orlando for high‐paying jobs. The 1960’s represented
a period of somewhat slower growth. While Orange County’s popula on grew 30.65% from 1960 to
1970, the City of Orlando only gained 10,871 new residents for an increase of 12.33% during that me
period.

III.

2010 Census Summary for Orlando MSA, Orange County and Orlando

The 2010 Census provided a wealth of informa on about Orlando and Orange County. However, it
should be noted that the 2010 Census did not contain detailed social and economic data. The Census
Bureau did not collect long‐form survey data as was done in previous Census eﬀorts, and so data on
poverty, income and educa onal a ainment was not collected. Instead, such informa on will be pub‐
lished through the Census Bureau’s American Community Survey during intercensal years.
According to the 2010 U.S. Census:
 The average household size in unincorporated Orange County was 2.64, while the comparable

The 1968 announcement of plans to build Walt Disney World, and its opening in 1971 sparked very rap‐
id growth in the Central Florida region in the early 1970’s. Then the 1975 recession, with its 11.1% un‐
employment rate, significantly slowed in‐migra on. As the economy recovered, in‐migra on picked up
again. Growth during the 1980’s was steady, in part because of the prolonged economic stability expe‐
rienced during that decade. During the early 1990’s, Orlando actually experienced a decline in popula‐
on due to the closure of the Orlando Naval Training Center. However, this decline was a short‐term
anomaly, and since that me, popula on growth within the City of Orlando has steadily increased.
While popula on growth in Orlando has been steady, the growth of Orange County has been tremen‐
dous. From 1990 to 2010 (the last Census), Orange County as a whole grew by 468,465 (from 677,491
to 1,145,956), while the City grew by 73,607 people (from 164,693 to 238,300). In those 20 years, Or‐
ange County’s popula on grew by 69.14%, while Orlando’s popula on grew by 44.69%. In that period,
by far the largest amount of popula on growth occurred in unincorporated Orange County as com‐
pared to the City of Orlando or the other municipali es in Orange County. Unincorporated Orange
County grew by 304,352 new residents, represen ng 65% of Orange County’s total popula on growth
from 1990 to 2010. Orange County’s 13 municipali es grew by 164,113 new residents, represen ng
35% of Orange County’s total popula on growth from 1990 to 2010.
The City of Orlando’s popula on growth of 73,607 represented 15.71% of Orange County’s total growth
from 1990 to 2010. There was approximately 3 mes more popula on growth in unincorporated Or‐
ange County than in the City of Orlando in those 20 years. Interes ngly, the amount of popula on
growth that occurred in unincorporated Orange County in that 20‐year period (304,352) exceeded the
City of Orlando’s total 2010 popula on of 238,300. It took Orlando 135 years (from 1875 to 2010) to
grow to its 2010 popula on of 238,300. In comparison, unincorporated Orange County’s popula on
grew an equivalent amount and then exceeded that amount by an addi onal 66,052 people in just two
decades. Obviously, such rapid growth has significant impacts on the adequate provision of urban ser‐
vices such as roads, water, sewer, schools, and overall quality of life.

household size in Orlando was 2.29. In terms of household composi on, 35% of all households in
unincorporated Orange County in 2010 (147,511) had children less than 18 years of age. Compara‐
vely, 28.5% of Orlando’s households (29,200) had children less than 18 years of age in the year
2010. This trend has a significant impact on infrastructure and social services and par cularly
schools. The data infers a couple of things: first, Orlando tends to develop at higher densi es, which
is only logical for a center city; and second, the residen al units being developed in unincorporated
Orange County are probably larger and contain more families.
 Orlando’s populace is rela vely young, with 53.9% below the age of 34. The median age is 32.8.
 Orlando is growing more diverse, with a popula on that is 57.6% White, 28.1% Black or African‐
American, 7.5% Asian, and 6.8% “other”. 25.4% of our residents describe themselves as Hispanic
(please note that Hispanic is not a race, but an ethnicity). The percentage of Hispanics in Orlando
has grown significantly, from 3% in 1980 to 9% in 1990, 17.5% in 2000, to 25.4% in 2010. Based on
trend data, the City believes that this percentage may top 35% by 2020.
 Orlando has a rela vely low percentage of home‐ownership, with 39.5% owner‐occupied units (a
1.3% decline from 2000) and 60.5% renter‐occupied units. Unincorporated Orange County’s per‐
centages are almost the exact opposite – 57.8% owner‐occupied and 42.2% renter‐occupied.
 The average household size of owner‐occupied units in Orlando was 2.37 persons per unit, and for
renter‐occupied units that number was 2.24 persons per unit. This ra o was significantly less than
in unincorporated Orange County, which had an average household size of 2.72 persons per owner‐
occupied unit and 2.53 persons per renter‐occupied unit.
The following pages provide a summary of general demographic characteris cs for both Orlando and
Orange County (see Figure 2). This informa on, as well as much more detailed informa on down to the
block group level, is available directly from the U.S. Census Bureau, via their website at
www.census.gov.
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Figure 2—Comparison of 2010 Census Data for Orlando Metro Area, Orange County, and City of Orlando
Profile of General Popula on and Housing Characteris cs: 2010
2010 Demographic Profile Data, U.S. Census
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Figure 2 (Con nued)—Comparison of 2010 Census Data for Orlando Metro Area, Orange County, and City of Orlando
Profile of General Popula on and Housing Characteris cs: 2010
2010 Demographic Profile Data, U.S. Census
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Figure 2 (Con nued)—Comparison of 2010 Census Data for Orlando Metro Area, Orange County, and City of Orlando
Profile of General Popula on and Housing Characteris cs: 2010
2010 Demographic Profile Data, U.S. Census
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Figure 2 (Con nued)—Comparison of 2010 Census Data for Orlando Metro Area, Orange County, and City of Orlando
Profile of General Popula on and Housing Characteris cs: 2010
2010 Demographic Profile Data, U.S. Census
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Figure 2 (Con nued)—Comparison of 2010 Census Data for Orlando Metro Area, Orange County, and City of Orlando
Profile of General Popula on and Housing Characteris cs: 2010
2010 Demographic Profile Data, U.S. Census
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Figure 2 (Con nued)—Comparison of 2010 Census Data for Orlando Metro Area, Orange County, and City of Orlando
Profile of General Popula on and Housing Characteris cs: 2010
2010 Demographic Profile Data, U.S. Census
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Figure 2 (Con nued)—Comparison of 2010 Census Data for Orlando Metro Area, Orange County, and City of Orlando
Profile of General Popula on and Housing Characteris cs: 2010
2010 Demographic Profile Data, U.S. Census

Page 13

Figure 2 (Con nued)—Comparison of 2010 Census Data for Orlando Metro Area, Orange County, and City of Orlando
Profile of General Popula on and Housing Characteris cs: 2010
2010 Demographic Profile Data, U.S. Census
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IV.

Historic Land Area Growth

Figure 3b.—Annexa on Ac vity from 1980 through 2018.

Since 1980, the City has experienced a great deal of growth in it’s land area, as the result of numerous
annexa ons. Figure 3a below shows the City’s growth in acres, square miles and resident popula on per
square mile. Figure 3b is a map showing the areas where recent annexa on ac vity has taken place. Ac‐
cording to these figures, Orlando’s land area increased by 45,421 acres (70.97 square miles) from 1980 to
2015. Much of this acreage consists of the Orlando Interna onal Airport property, as well as proper es
within the Southeast Orlando Sector Plan and Vista East areas in southeast Orlando.
In April 2016, Orlando annexed the 2,559 Starwood property which added approximately 4 square miles
to the City’s land area (the last major annexa on). As a result, the popula on per square mile figure
dipped slightly but for only about a year or so. Because the Starwood development is primarily a residen‐
al project and significant popula on growth is occurring in this and other areas of southeast Orlando,
the popula on per square mile figure has already rebounded and is expected to increase for the foresee‐
able future.
Figure 3a—City Dimensions and Popula on Per Square Mile
Year

Acres

Square Miles

Popula on

Popula on Per
Square Mile

1980

27,624

43.16

128,291

2,972

1985

40,454

63.21

146,491

2,318

1990

46,196

72.18

164,693

2,282

1995

60,304

94.23

170,307

1,807

2000

65,888

102.95

185,951

1,806

2005

70,280

109.81

217,567

1,981

2010

71,422

111.60

238,300

2,135

2015

73,045

114.13

262,372

2,299

2018

75,900

118.59

284,464

2,399
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V.

Development of City‐Wide Projec ons

This document contains the Economic Development Department’s current best assessment of when
and where future growth will occur in the City of Orlando. Specific tasks related to the development of
these updated projec ons included the crea on of City‐wide popula on and employment control num‐
bers, an inventory and verifica on of exis ng land use informa on, organiza on and mapping of vacant
developable land informa on for residen al, non‐residen al and mixed use zoning districts, and alloca‐
on of projected growth to specific traﬃc zones. Each of these tasks is described below.
City Wide Resident Popula on Projec ons
The first step in our methodology was to establish Orange County and City‐wide resident popula on
es mates and projec ons for use as a check against detailed small area (traﬃc analysis zone) es mates
and projec ons. Historical popula on es mates for Orange County and Orlando were taken from oﬃ‐
cial U.S. Census (1970, 1980, 1990, 2000, 2010). Non‐Census es mates for Orange County for the years
1985 through 2018 were derived from oﬃcial University of Florida—Bureau of Economic and Business
Research (BEBR) es mates. Projected popula on growth for Orange County from 2020 through 2045
was derived from the most recent medium projec ons for Orange County, published in BEBR’s
“Projec ons of Florida Popula on by County—2020‐2045, with Es mates for 2018”, Florida Popula on
Studies, Volume 52, Bulle n 183, April 2019. The City believes that these figures represent best availa‐
ble data. Since BEBR does not provide City‐level projec ons, staﬀ determined future City popula on by
using a share of growth analysis.
The share of growth analysis involved calcula ng the City’s propor onate share of Orange County’s
popula on for the years 1970‐2018, then averaging the diﬀerences between these percentages. As in‐
dicated in Figure 4, Orlando’s share of Orange County popula on has decreased by an average of
0.15979 percentage points per annum between 1970 and 2018 (28.75 ‐ 21.13 = 7.67/48 = 0.15979).
Using a straight‐line trend analysis, Orlando’s share of Orange County popula on would poten ally fall
to 16.776%, a 4.31 percentage point decrease between 2018 and 2045. In fact, using a simple straight‐
line method would result in Orlando’s popula on being “capped” at about 332,200 in 2040, and then
decreasing to 331,258 between 2040 and 2045. Based on history, this is unlikely.
While Orlando’s overall share of Orange County popula on will decrease during the forecast period, it
will not decrease at historic rates. Please note that Orlando’s share of Orange County popula on actu‐
ally grew from 20.75% in 2000 to 21.08% in 2018. The straight‐line trend simply does not take into ac‐
count significant growth within large greenfield sites such as the Southeast Orlando Sector Plan area
including Lake Nona/Medical City, newly annexed large‐scale projects such as Storey Park and Star‐
wood; nor does it adequately reflect intensive transit‐oriented development and redevelopment in the
Downtown urban core and other urban villages. Taking all of these factors into considera on, the City
is assuming that a smaller 0.73 percentage point decrease between 2018 and 2045 in the City share of
Orange County popula on will occur—approximately 3.58 percentage points less than the 1970 to 2018
straight‐line trend.

Orlando’s adjusted share of Orange County popula on for each five year period through 2045 served as
the City‐wide control number used to verify staﬀ’s projec ons. As discussed in Sec on VII, upon com‐
ple on of residen al unit alloca ons by traﬃc zone, projected growth in single‐family and mul family
units was converted to popula on growth in each traﬃc zone. This popula on was then aggregated to
produce the City’s total projected resident popula on through 2045, and compared to “Orlando’s Ad‐
justed Share” in Figure 4. Comparison of the projected popula on to Orlando’s share of BEBR‐
projected Orange County growth (control numbers) indicated that the staﬀ alloca ons by traﬃc zone
were within a reasonable range of the control numbers, and were thus acceptable for use as the City’s
updated residen al growth projec ons.
Figure 4—Valida on of Orlando’s Popula on Projec ons—
2020‐2045 Popula on Control Numbers
Year

Orange County
Popula on

Orlando's Share

Orlando's
Ra o

Orlando's
Adjusted Share
“Control”

Adjusted
Ra o

1970

344,311

99,006

28.75%

‐

‐

1980

470,865

128,291

27.25%

‐

‐

1985

556,445

146,491

26.33%

‐

‐

1990

677,491

164,693

24.31%

‐

‐

1995

765,906

170,307

22.24%

‐

‐

2000

896,344

185,951

20.75%

‐

‐

2005

1,050,333

217,567

20.71%

‐

‐

2010

1,145,956

238,300

20.79%

‐

‐

2015

1,252,396

262,372

20.95%

‐

‐

2018

1,349,597

284,464

21.08%

2020

1,415,500

293,858

20.76%

300,000

21.19%

2025

1,568,100

312,993

19.96%

338,000

21.55%

2030

1,694,000

324,570

19.16%

369,000

21.78%

2035

1,799,300

330,351

18.36%

386,000

21.45%

2040

1,891,800

332,200

17.56%

394,000

20.83%

2045

1,975,300

331,258

16.77%

402,000

20.35%
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City Wide Employment Projec ons
As with the residen al projec ons, City‐wide control numbers for employment were developed as a
check against the updated traﬃc‐zone specific City‐wide non‐residen al growth forecasts (see Figure 5).
Total Orange County Employment includes all job categories, including farm, agricultural services and
mining. The 1970 through 2018 employment es mates for Orange County, as well as the 2020 to 2045
projec ons for Orange County, were derived from Woods and Poole—2019 Florida State Profile. The
1970‐1990 employment es mates for the City of Orlando were derived from Orlando’s 1991 GMP (as
amended). Orlando’s employment es mates for 2000 through 2018 were derived from Orlando’s City
Land Use Database.
In developing employment control numbers for this update, the City again u lized the share of growth
methodology. Orlando’s share of total Orange County employment increased slightly from 1970 to
1980, due primarily to the annexa on of the Orlando Interna onal Airport. There was an overall de‐
cline in the City’s share of Orange County employment between 1970 and 2017 of 9.99 percentage
points (47 years; 0.21 percentage points per year). Orlando’s share actually grew from 2000 to 2010
(by 2.05 percentage points). However, it is an cipated that Orlando’s share will gradually decrease be‐
tween 2018 and 2045.
Orlando’s employment popula on is an cipated to grow by approximately 92,000 between 2018 and
2045 primarily due to development within the Southeast Orlando Sector Plan area, which includes the
Medical City area in and around Lake Nona. This area is an cipated to generate a significant number of
new employees associated with the University of Central Florida’s Health Sciences Campus, Sanford‐
Burnham‐Prebys Biomedical Sciences Complex, Nemours Children’s Hospital, the University of Florida’s
Academic & Research Center, and the 1.2‐million square foot Veteran’s Administra on (V.A.) Medical
Center, along with associated biomedical and health‐sciences related facili es.
Addi onal high intensity infill/redevelopment is also an cipated in the Downtown, the Advent Health
and Orlando Health campuses north and south of Downtown, and new tourism‐oriented service em‐
ployment growth in the Universal/Interna onal Drive/a rac ons area. Finally, the Orlando Interna on‐
al Airport is expected to more than double in terms of employees with the development of the South‐
ern Terminal which is currently under construc on.

Figure 5—Valida on of Orlando’s Employment Projec ons—
2020‐2045 Employment Control Numbers
Year

Orange County
Total Employment

Orlando's Share
of Orange County
Total Employment

Orlando's Ra o as Percentage
of Orange County
Total Employment

1970

171,594

60,584

35.31%

1980

291,165

107,563

36.94%

1990

516,944

154,950

29.97%

2000

735,810

196,778

26.74%

2010

822,557

235,430

28.62%

2015

997,734

248,471

24.90%

2017

1,029,910

260,727

25.32%

2018

1,095,678

264,980

24.18%

2020

1,142,800

279,300

24.44%

2025

1,265,276

310,000

24.50%

2030

1,394,028

331,300

23.77%

2035

1,524,145

345,000

22.64%

2040

1,655,187

353,000

21.33%

2045

1,791,914

357,000

19.92%
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City Wide Service Popula on (Day‐Time Popula on) Projec ons
Although the University of Florida’s BEBR prepares current resident popula on es mates for the City of
Orlando, they do not prepare es mates for what the City refers to as “service popula on”, which includes
all those people that may have an impact on City services during any given day. This “service popula‐
on” (or day me popula on), while somewhat diﬃcult to es mate, is much larger than Orlando’s resi‐
dent popula on and includes tourists, the homeless, and employees (over and above resident employ‐
ees) that travel to and work in the City during any given day. Service popula on has an impact on all in‐
frastructure services, par cularly Fire and Police.
The first component is resident popula on, which has already been discussed. The second component is
the homeless popula on. According to the Homeless Services Network, there are an es mated 10,000
homeless people living in the Orlando Metropolitan Sta s cal Area (Orange, Seminole, Osceola & Lake
coun es)—and that count may jump to 20,000 if the number of children in temporary shelters such as
hotels/motels is factored in. Several na onal surveys and studies recommend using 1% of the resident
popula on in urbanized areas to determine the number of homeless people. Because many health and
social services for the homeless are located in Downtown Orlando, it can be surmised that a large por on
of this homeless popula on is concentrated in the Downtown. For purposes of this analysis, an assumed
percentage of 3% was applied to resident popula on es mates and projec ons in the Downtown area,
and 1% for the remainder of the City to derive the number of homeless persons through 2045. Based on
2000 and 2010 Census informa on and the City’s Land Use Database, it was concluded that migratory
farm workers were not a factor in the City of Orlando’s service popula on es mates and projec ons.
The third major component in determining service popula on is the large number of tourists and busi‐
ness people staying in hotels throughout the City, par cularly in the Downtown, around the Orlando In‐
terna onal Airport, and the Interna onal Drive/Universal Studios/a rac ons area in the southwest part
of the City. For hotels, the City assumed an occupancy rate of 65% for the April 1, 2017 es mate and pro‐
jec on years through 2045. The persons per hotel room variable was determined by spli ng visitor arri‐
vals into two categories; those that arrive by automobile, and those that arrive by air. Using Florida De‐
partment of Commerce visitor arrival es mates, it was calculated that there was an approximate 2 per‐
sons per hotel unit in Orlando.
The final component in determining Orlando’s service popula on is an es mate of addi onal a endant
employment (over and above resident employment). Based on commu ng pa erns, there are more
workers commu ng into the City of Orlando than leaving the City during any given day. Staﬀ has es mat‐
ed that 75% of Orlando residents work in Orlando, except for the Downtown area, where there are many
more people traveling from outside the City to their workplaces. Therefore, addi onal a endant employ‐
ment was based on 75% of the employment popula on for the Downtown area, and 25% of the employ‐
ment popula on for the remaining areas.
Figure 6 summarizes the City’s service popula on projec ons for the period 2017‐2045. More detailed
es mates and projec ons by traﬃc zone are presented in Appendix J.

Figure 6—2017 to 2045 City‐Wide Service Popula on
Year

Resident
Popula on
(TZ Bo om‐Up)

Homeless
Popula on

Tourist
Popula on

% Outside
Employment

Service
Popula on

2017

280,687

3,495

32,020

92,659

408,861

2018

285,210

3,546

33,372

93,770

415,898

2020

299,995

3,779

37,081

97,609

438,464

2025

337,506

4,283

45,549

106,721

494,059

2030

368,304

4,692

49,306

112,530

534,832

2035

385,636

4,895

51,516

116,418

558,465

2040

393,624

4,984

51,711

118,343

568,662

2045

400,854

5,092

51,906

119,565

577,417
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VI.

Methodology and Assump ons Used in Alloca ng Growth by Traﬃc Zone

The following is a summary of the methodology and general assump ons used in alloca ng projected
residen al and non‐residen al growth from the City‐wide perspec ve down to specific traﬃc zones. 5In
general, the City used a “top‐down, bo om‐up” approach, using the control numbers previously men‐
oned as the “top‐down” component, and occupancy > structure > parcel > traﬃc zone assump ons to
create the bo om‐up projec ons. The City’s traﬃc zone “bo om‐up” projec ons must fall below the
City‐wide “top‐down” control numbers in order to be considered valid. The underlying base data es ‐
mates were also cross‐checked against historical U.S. Census data to ensure accuracy. This par cular
valida on process required mul ple itera ons in order to create a realis c, market‐based set of growth
projec ons. As can be expected, this was a very labor‐intensive process.
Annexa ons—In order to ensure that Orlando remains the strong central city of the region, its bounda‐
ries must logically expand. Orlando and its surrounding suburban communi es have parallel des ‐
nies—they will either grow or decline together as a single economy. Orlando views annexa on, par cu‐
larly in those areas where the City can provide the most eﬃcient services, as being important in terms
of maintaining a healthy jobs‐housing balance.
It should be noted that, because predic ng annexa ons is diﬃcult at best, the methodology and as‐
sump ons discussed below do not an cipate annexa ons beyond the “Projected 2018” me period.
Obviously, future annexa ons will aﬀect the City’s ul mate growth pa erns. Because of the unpredict‐
ability of annexa on ac vity, the Economic Development Department an cipates the need to update
these projec ons on a fairly frequent basis (at minimum, every two to three years).
Exis ng Land Use—U liza on of CLUDB to Derive 2017 Base Data
The 2017‐2045 residen al and non‐residen al growth projec ons by traﬃc zone are an outgrowth of
the City Land Use Database (CLUDB). CLUDB contains detailed land use informa on by parcel (land),
structure and occupancy (LSO) for the en re City of Orlando. CLUDB is a sophis cated, near real‐ me
land use database that is an invaluable resource for many of the City of Orlando’s planning and devel‐
opment projects.
The ini al data collec on phase of the CLUDB project was conducted between September 1991 and De‐
cember 1991. Two sources of informa on were u lized at that me. The first was the City’s Fire In‐
spec on database, which contained informa on on commercial proper es and mul ‐family residen al
complexes. The second source was the Stormwater U lity database, which had reliable residen al in‐
forma on. These two databases were merged to form CLUDB. The data was then confirmed through
field verifica on. A er this ini al work eﬀort, data‐entry and clean‐up of the database proceeded
through June of 1992. Since that me, CLUDB has been updated weekly via down‐loads of GIS‐parcel
informa on from the Orange County Property Appraiser (new parcels and annexed parcels), Demoli on
Permit data, Cer ficates of Occupancy, Business Tax Receipts, field verifica on, and other means.

CLUDB was used to derive the April 2017 Base Data that served as the star ng point for preparing these
residen al and non‐residen al growth forecasts. For residen al uses, the number of exis ng housing
units (single‐family and mul family) was aggregated by traﬃc zone. For non‐residen al uses, the
amount of exis ng square feet, or rooms in the case of hotels, was again aggregated by traﬃc zone. The
CLUDB base data, as presented in this document, was current as of April 1, 2017. The year‐end 2018
data is also an “es mate” as opposed to a “projec on” as it is based on CLUDB land use data.
Developments of Regional Impact/Planned Developments
The City of Orlando has approximately twenty approved and former Developments of Regional Impact
(DRIs) within its corporate boundaries. Some of these DRIs have since been converted to Planned De‐
velopments consistent with recent changes to Florida Statutes. These planned developments have a
tremendous impact on the City’s growth projec ons, and in reality account for much of the an cipated
development that will occur in the City during the next 30 years. The development associated with
these projects has been incorporated into the City’s growth projec ons, consistent with the develop‐
ment programs shown in each DRI and/or PD Development Order. However, some adjustments were
made by staﬀ to make the projec ons more realis c. Some future development associated with DRIs in
the City has been “spread‐out” over the 30‐year horizon, based on market condi ons and likely absorp‐
on by subarea.
Development of City‐Wide Vacant Land Informa on for Residen al, Non‐Residen al, and Mixed‐Use
Zoned Land by Traﬃc Zone
Probable loca ons for future development within the City, and the likely quan ty of such development,
were iden fied by preparing vacant land charts and maps based on informa on obtained from the City
Land Use Database (CLUDB), the City’s Geographic Informa on System (GIS), and Orange County Prop‐
erty Appraiser data. This analysis was completed for residen al, non‐residen al and mixed‐use zoning
categories according to the City’s adopted planning subareas—Northwest, Northeast, Southwest,
Southeast, and Downtown. The vacant land charts aggregated vacant land acreage informa on by zon‐
ing district and traﬃc zone. The vacant land maps showed the geographic loca on of each vacant par‐
cel, again by zoning district and traﬃc zone.
Project team members used this informa on to make specific projec ons concerning the amount of
development likely to occur on each vacant parcel. Projec ons were based on the zoning of the par c‐
ular parcel, total acreage, the maximum density/intensity of development allowed, and a realis c inten‐
sity/density assump on based on surrounding market condi ons. For instance, while the zoning of an
industrial parcel may permit a 0.7 floor area ra o (FAR), a lower FAR may have been applied if the de‐
velopment pa ern in the area had normally supported much less intense development in the past. The
loca on of a vacant parcel rela ve to other planned and exis ng projects, as well as the presence of
known environmental constraints were also considered in projec ng the site’s development poten al.
Such factors were carefully considered in formula ng realis c forecasts for development of the City’s
remaining vacant land.
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Redevelopment Analysis
In addi on to vacant land, redevelopment poten al was also analyzed. The redevelopment analysis
focused on proper es within the City’s Ac vity Centers, Mixed Use Corridors, and addi onal areas in
close proximity to Advent Health Village and the Orlando Health (ORHS) Campus. Addi onal considera‐
on was given to recognized redevelopment areas including Parramore and the South Downtown Rede‐
velopment Plan area.
The methodology for analyzing redevelopment poten al involved running a GIS/Orange County Proper‐
ty Appraiser data query on all parcels within the City’s Ac vity Centers, Mixed Use Corridors, and the
other areas men oned above. Once that query was completed, all parcels equal to or less than 0.10
acres in size were removed. That data was further si ed by selec ng all parcels with a structure value
to total assessed value ra o of 0.25 and below (less than 0.25), and then removing all parcels with non‐
residen al or non‐commercial DOR Use Codes (including U li es, Government/State, Recrea on Build‐
ing/Recrea on Tracts, Parking/Service Garage, Municipal, Lease Interest, County, Communica on Tow‐
er, Charitable, Religious, and Lodge/Union Hall). Then, we removed those parcels where the structure
was built a er the year 2000. This si ing process produced approximately 500 to 600 poten al rede‐
velopment sites.
A site‐specific, contextual analysis of each those parcels was then conducted using Orlando MapWorks
SL (the City’s mapping system). That analysis involved a comparison of known projects to ensure there
was no poten al over‐projec on issues, an examina on of adjacent property ownership to determine if
aggrega on of proper es had occurred (a sure sign of redevelopment poten al), and then a compari‐
son of exis ng floor area ra os (FARs) and residen al densi es to the intensi es and densi es allowed
under the parcel’s future land use designa ons and zoning classifica ons. Using this informa on, it was
possible to diﬀeren ate and map those parcels considered highly likely, moderately likely, and less like‐
ly to redevelop, and then to make assump ons rela ng to ming of such poten al redevelopment. This
parcel‐level redevelopment analysis was u lized in the crea on of the City’s traﬃc zone level projec‐
ons of growth.
Market Trend Analysis (Making it Realis c)
The alloca ons of growth by traﬃc zone presented in this document represent the Comprehensive
Planning Studio’s best assessment of future growth pa erns for each of eight land use categories. Alt‐
hough the alloca ons are not “market projec ons” in the strictest sense, they do address market trends
as reflected by projects currently under construc on, those with approved development plans those
undergoing development review (current plans and projects), and poten al redevelopment as de‐
scribed above. Staﬀ analysis of such market trends included examina on of permi ed development
projects (all sizes), recorded master plans and subdivisions, proposed and approved DRI’s and PDs, and
city‐wide vacant land data.
Projec ons for current and former DRIs have not been allocated as specifically approved in their devel‐
opment orders. Rather, DRI projec ons reflect a more realis c alloca on based on staﬀ analysis of the

development trends associated with each project. Finally, the exper se and knowledge of staﬀ from oth‐
er Departments was called upon to determine likely development scenarios. This comprehensive review
of the known development environment ensured that the growth projec ons were developed with delib‐
erate considera on of realis c market trends.
Popula on & Employment Mul pliers
Mul pliers were developed to convert residen al (dwelling unit) and non‐residen al (square footage,
rooms) projec ons into popula on and employment forecasts. This conversion was necessary in order to
compare the “bo om‐up” traﬃc zone‐level land use projec ons against the “top‐down” City‐wide control
numbers men oned previously.
Popula on Projec ons—For residen al uses, the total number of single‐family and mul family housing
units in each traﬃc zone (exis ng and projected) were mul plied by standard occupancy rates (0.9694 for
single‐family; 0.975 for mul family) and by variable persons per unit mul pliers to determine a popula‐
on for each traﬃc zone. The traﬃc zone es mates and projec ons were then aggregated to produce a
total projected popula on for the City. The occupancy rates were derived from 2010 U.S. Census es ‐
mates, and are essen ally an average for the en re City of Orlando.
The persons per unit mul pliers were derived from the 2010 U.S. Census and more recent American Com‐
munity Survey (ACS) data produced by the US. Census Bureau. However, rather than using a City‐wide
average, the City’s method involved determining the persons per unit figure for each Census Tract
(ranging from 1.15 to 3.29 persons per unit), and assigning that persons per unit number to the closest
approximate traﬃc zone boundary. While the average method vs. the census tract/traﬃc zone specific
method essen ally results in the same total City resident popula on, it was determined that the census
tract/traﬃc zone‐specific method provides a more accurate and realis c picture of where the residen al
popula on actually exists within the City. As an example, the census tracts in the Downtown core have
much lower persons per unit numbers than census tracts in suburban areas. Such loca onal diﬀerences
are par cularly important in terms of park and recrea on planning and in school planning. The end result
is a more spa ally accurate set of popula on es mates and projec ons.
Employment Projec ons—In the non‐residen al category, the amount of exis ng and projected square
feet, or rooms in the case of hotels, mul plied first by occupancy rates and then by non‐residen al
square footage to employment conversion factors. Occupancy rates of 85% for oﬃce, 75% for retail, 80%
for industrial and hospital, 65% for hotel, and 50% for civic/government categories, were used for the
April 1, 2017 es mate, the year‐end 2018 es mate, and the 2020 to 2045 me periods. The 50% rate for
civic/government takes into account church proper es.
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The following non‐residen al square footage to employment conversion factors were u lized:
Land Use
Oﬃce
Retail/Commercial
Industrial
Hotel
Hospital
Civic/Government
(non‐OIA)
Civic/Government
(OIA Terminal)
(OIA Terminal Support)

Mul plier
1 employee per 290 square feet
1 employee per 425 square
1 employee per 900 square feet
0.5 employees per room
1 employee per 230 square feet
1 employee per 1,430 square feet
328 employees/MAP (million annual passengers)
62 employees/MAP (million annual passengers)

These factors were derived from Real Estate Research Consultants, Inc., 1993, A Perspec ve on the Mid
‐Florida Regional Economy—City of Orlando Edi on, and updated/revised following consulta on with
economist Chris Jones (formerly with MSCW, Inc.). Employment for Orlando Interna onal Airport
traﬃc zones was generated diﬀerently, using a set of mul pliers based on annual passenger traﬃc. The
OIA mul pliers were provided by the Greater Orlando Avia on Authority and their transporta on con‐
sultant HDR, Inc., and were also used by MetroPlan for regional transporta on planning purposes.
Residen al & Non‐Residen al Alloca ons by Subarea
The following informa on describes the general alloca ons of 2020‐2045 projected residen al and non‐
residen al growth by subarea and MetroPlan designated 2030 traﬃc analysis zone (see Appendix M for
maps of each subarea and traﬃc analysis zone).
Residen al Alloca ons by Subarea
 Northwest—The northwest subarea of Orlando is located generally west of Interstate 4 and north of

the East‐West Expressway and Old Winter Garden Road, and is considered a mostly built‐out part of
the City. This subarea contains older established neighborhoods such as College Park, Spring Lake,
Rock Lake, Lorna Doone, and Rosemont. Within these areas, residen al growth consists mostly of
single‐family infill, some an cipated intensifica on within College Park (along Edgewater Drive in
par cular), and addi onal growth in the Rosemont area. As of December 31, 2018, the northwest
area had 7,725 single‐family dwelling units and 7,789 mul family dwelling units, with a 50% ‐ 50%
single‐family to mul family split. A net increase of 48 single family units and 5,814 mul family units
are projected between 2019 and 2045. By far, the greatest amount of residen al growth (over
3,000 mf units) is an cipated to occur as part of the Packing District project west of College Park.
 Northeast—Similar to the northwest area, northeast Orlando is characterized by older, well‐

established neighborhoods with a rela vely small amount of vacant residen ally‐zoned land.

Northeast Orlando consists of areas east of Interstate 4 and north of the East‐West Expressway, in‐
cluding the Colonialtown North and South, ParkLake/Highland, Lake Rowena, and Audubon Park
neighborhoods. As of December 2018, there were 6,183 single‐family homes and 7,327 mul family
homes in the northeast, represen ng a 46% to 54% single‐family to mul family split. While the
northeast is built out to a great extent, this area of the City also contains the site of the former Or‐
lando Naval Training Center, now known as the Baldwin Park neighborhood. With the remaining
development of Baldwin Park factored in, along with other redevelopment projects such as Broad‐
stone Lakehouse, the Yard @ Ivanhoe, Alexan at Fashion Square Mall , and transit‐oriented develop‐
ment in the Florida Hospital Health Village (i.e., SunRail), it is an cipated that the northeast area will
grow by 47 single‐family homes and 2,760 mul family units between 2019 and 2045.
 Downtown—Downtown Orlando contains the core area of Orlando from Lake Ivanhoe to the north,

Gore Street to the south, Mills Avenue to the east, and the Orange Blossom Trail to the west.
Downtown Orlando has undergone a tremendous resurgence in terms of residen al development
over the past decade and a half, par cularly in the North Quarter, Thornton Park, East Central
Boulevard and South Eola areas. As of December 31, 2018, Downtown Orlando had 999 single‐
family units and 13,137 mul family units, represen ng a 7% to 93% single‐family to mul family
split.
With the advent of significant high‐rise and mid‐rise developments such as Golden Sparrow, Zoi
House, the Crea ve Village PD (UCF Student Housing, Amelia Court & Modera CV), Parramore Oaks,
Modera Central (completed in Spring 2019), and Crescent Lucerne (completed in Spring 2019) it is
an cipated that Downtown Orlando will grow by 164 single‐family units and 7,938 new mul family
units during the 2019‐2045 planning period. These numbers reflect the con nued intensifica on of
Downtown, as can be expected for a growing central city focused on transit.
 Southwest—The southwest subarea, located west of Interstate 4 and south of the East‐West Ex‐

pressway and Old Winter Garden Road has a number of older, well‐established neighborhoods in‐
cluding Lake Sunset, Clear Lake, Catalina, Washington Shores, Richmond Heights and Carver Shores.
Within these areas, moderate single‐family and mul family infill is assumed. The southwest area is
an cipated to experience significant mul family growth. As of December 31, 2018, southwest Or‐
lando contained 8,148 single‐family units and 32,573 mul family units, represen ng a 20% to 80%
single‐family to mul family split. This large disparity in residen al use type is directly related to the
service nature of employment opportuni es in the immediate area, including the Interna onal
Drive, Universal Studios, and Millenia Mall areas. It is an cipated that there will be approximately
79 new single‐family units and 6,470 new mul family units built in the southwest between 2019
and 2045. With those units accounted for, the single‐family to mul family mix is an cipated to be
approximately 17% to 83% by 2045. There is some concern that such an imbalance of single‐family
to mul family units, coupled with a predominant service economy, may have detrimental long‐term
impacts on the livability of por ons of the southwest Orlando area.
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 Southeast—Southeast Orlando, generally located south of the East‐West Expressway and east of

Interstate 4, contains a number of established neighborhoods including Delaney Park, Wadeview
Park, Dover Shores, Mariner’s Village, Bryn Mawr, Englewood Park and Ventura. The an cipated
residen al growth in these areas will be moderate. As of December 31, 2018, there were 19,374
single family units and 31,415 mul ‐family units located in the Southeast planning area, with a sin‐
gle‐family to mul family mix of 38% to 62%.
The southeast part of Orlando also contains three large greenfield areas where significant residen‐
al development is an cipated. The first area, Vista East, consists of several large projects including
Vista Lakes, Crowntree Lakes, Tivoli Woods which are essen ally built out, as well as the vacant
Vista Park property, all of which are located north of the BeachLine Expressway and east of Nar‐
coossee Road. The second area consists of the Southeast Orlando Sector Plan area, which includes
over 10,000 acres of property located south of the BeachLine Expressway. The largest project in
this area is the +/‐7,000 acre Lake Nona DRI/PD. The third area consists of the Storey Park (aka
Wewahootee PD) and Starwood PDs. These projects are located east of the Central Florida
Greeneway (SR 417). These areas will experience by far the most housing and popula on growth in
the City over the 30‐year projec on period.
In total, the southeast Orlando subarea is expected to grow from 19,374 single‐family units and
31,415 mul family units (December 31, 2018) to 32,882 single‐family units and 47,836 mul ‐family
units by 2045, an increase of 13,508 single‐family units and 16,421 mul family units in just 30 years.
The housing unit mix will shi towards single family, with a projected 2045 figure of 41% single fam‐
ily and 59% mul family. These housing units translate into residen al popula on growth of 71,082
people between 2019 and 2045. Interes ngly, the southeast represents more than 61% of the total
resident popula on growth an cipated for the City of Orlando as a whole.
The following figures summarize the projected single‐family and mul family dwelling unit growth, and
resident popula on growth, between 2018 and 2045 for each subarea and for the City of Orlando as a
whole. Associated maps graphically depict single‐family and mul family unit growth, and resident pop‐
ula on growth, for the same me period. Please see Appendices A and B for traﬃc zone specific resi‐
den al and popula on projec ons.

Figure 7—Summary of Single‐Family Residen al Unit Growth
by Subarea from 2018 to 2045
December 31, 2018

2045

Change/Growth
2019‐2045 (Units)

Change/Growth
2016‐2045 (%)

Northwest

7,725

7,773

+48

+0.62%

Northeast

6,183

6,230

+47

+0.76%

Downtown

999

1,163

+164

+16.42%

Southwest

8,148

8,227

+79

+0.97%

Southeast

19,374

32,882

+13,508

+69.72%

Orlando Total

42,429

56,275

+13,846

+32.63%

Figure 8—Summary of Mul family Residen al Unit Growth
by Subarea from 2018 to 2045
December 31, 2018

2045

Change/Growth
2019‐2045 (Units)

Change/Growth
2016‐2045 (%)

Northwest

7,789

13,603

+5,814

+74.64%

Northeast

7,327

10,087

+2,760

+37.67%

Downtown

13,137

21,075

+7,938

+60.42%

Southwest

32,573

39,043

+6,470

+19.86%

Southeast

31,415

47,836

+16,421

+52.27%

Orlando Total

92,241

131,644

+39,403

+42.72%

Figure 9—Summary of Resident Popula on Growth
by Subarea from 2018 to 2045 (“Bo om‐Up” from Traﬃc Zones)
December 31, 2018

2045

Change/Growth
2019‐2045 (People)

Change/Growth
2016‐2045 (%)

Northwest

33,625

46,131

+12,506

+37.20%

Northeast

27,936

33,365

+5,429

+19.43%

Downtown

23,146

36,122

+12,976

+56.10%

Southwest

87,723

101,374

+13,651

+15.56%

Southeast

112,780

183,862

+71,082

+63.03%

Orlando Total

285,210

400,854

+115,644

+40.55%
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Figure 10—Exis ng and Projected Single Family Housing Unit Distribu on, 2017 and 2045
 Figure 10 depicts exis ng sin‐

gle family development as of
April 2017, as compared to pro‐
jected cumula ve growth in
single family units through the
year 2045. In par cular, this
figure indicates which areas
have, or are projected to have,
a higher concentra on of single
‐family units as compared to
other areas (distribu on).
 Exis ng single‐family units are

concentrated in the older, cen‐
tral part of the City and in the
inner‐ring suburbs (the areas
developed in the 1920’s to
1980’s).
 Significant single‐family growth

is an cipated within the Vista
Park area, the Southeast Orlan‐
do Sector Plan area including
Lake Nona and Poitra East, as
well as the Storey Park PD and
Starwood PD areas south of the
Beachline Expressway (SR 528)
and east of the Central Florida
Greeneway (SR 417).
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Figure 11—Exis ng and Projected Mul family Housing Unit Distribu on, 2017 and 2045
 Figure 11 depicts exis ng mul ‐

family development as of April
2017, as compared to projected
cumula ve growth in mul ‐
family units through the year
2045. In par cular, this figure
indicates which areas have, or
are projected to have, a higher
concentra on of mul family
units as compared to other are‐
as (distribu on).
 Exis ng mul family develop‐

ment is concentrated along the
Kirkman Road corridor, Semoran
Boulevard corridor, and in the
Rosemont area.
 Significant mul family growth is

an cipated in the Packing Dis‐
trict area east of College Park,
along the Kirkman Road corri‐
dor, Millenia/Conroy Road inter‐
change area, Downtown, por‐
ons of the Starwood and Sto‐
rey Park PDs, and the Southeast
Orlando Sector Plan Area. In
par cular, it is projected that
the area immediately surround‐
ing the Medical City at Lake
Nona will experience substan al
mul family residen al growth.
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Figure 12—Exis ng and Projected Popula on Distribu on, 2017 and 2045
 Figure 12 depicts exis ng resident

popula on as of April 2017, as
compared to projected cumula ve
growth in popula on through the
year 2045. In par cular, this figure
indicates which areas of the City
have, or are projected to have, a
higher concentra on of popula on
as compared to other areas of the
City (distribu on).
 Exis ng popula on is located with‐

in the center city zones and inner‐
ring suburbs, and along the Semo‐
ran Boulevard and Kirkman Road
corridors.
 Significant popula on growth is

an cipated within the Packing Dis‐
trict east of College Park, Vista
Park, the Millenia/Conroy Road
area, Downtown, Storey Park PD,
Starwood PD, and the Southeast
Orlando Sector Plan area, par cu‐
larly in Lake Nona and Poitras East.
By far, the largest amount of popu‐
la on growth in the City will occur
in the Southeast Orlando Sector
Plan area over the next 30 years.
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Non‐Residen al Alloca ons by Subarea—The non‐residen al growth projec ons iden fy an cipated de‐
velopment for oﬃce, retail, hotel, industrial, hospital, and civic/government land uses. It should be not‐
ed that civic/government space includes the square footage of Orlando’s many churches. In previous
Growth Projec ons reports (prior to 2002), such uses were omi ed. Therefore, it may be diﬃcult to
make a direct comparison between this set of projec ons and pre‐2002 data sets for the civic/
government category. Growth in government oﬃce space, such as City Hall or the Orange County Ad‐
ministra on Center, has also been included within the oﬃce land use es mates and alloca ons to more
accurately reflect its traﬃc impact characteris cs.
 Northwest—The northwest subarea includes established businesses along West Colonial Drive, Silver

Star Road and North Orange Blossom Trail, the College Park commercial area, the Dr. Phillips area,
and a substan al inventory of industrial businesses in the Shader Road area. While this area lacks a
large inventory of vacant land and is close to built‐out, there is a significant amount of infill and rede‐
velopment ac vity an cipated. The Packing District project is an cipated to include conversions of
industrial space into oﬃce and retail space, as well as mixed use residen al/commercial redevelop‐
ment. New industrial growth will be moderate, made up mostly of warehouse distribu on. No in‐
crease in hospital space or hotel rooms is projected in this subarea. In terms of civic/government
space, there will likely be an overall reduc on caused by the redevelopment of the Calvary Assembly
property, with the most significant project being the expansion of the Orlando Science K‐8. Employ‐
ment in the northwest subarea is expected to increase by approximately 3,346 people, from 31,194
at year‐end 2018 to 34,540 in 2045, represen ng a 10.73% increase during the 30‐year projec on
period.
 Northeast—The northeast subarea is characterized by large areas of established businesses along

East Colonial Drive and Mills Avenue, where opportuni es for infill and redevelopment such as the
The Yard project exist. It is an cipated that retail redevelopment will occur along Colonial Drive, par‐
cularly those commercial proper es adjacent to the Orlando Execu ve Airport and controlled by
the Greater Orlando Avia on Authority. Addi onal redevelopment is an cipated along the Virginia
Drive and Alden Road corridors, as well as redevelopment/intensifica on of the Fashion Square Mall
site. The northeast area also contains the Advent Health Village PD, which is home to one of Or‐
lando’s four SunRail sta ons, where addi onal retail, hotel, and a significant amount of medical
oﬃce and hospital growth is projected. Employment in the northeast subarea is expected to in‐
crease by 6,860 people, from 38,982 at the end of 2018 to 45,842 in 2045, represen ng a 17.60% in‐
crease during the 30‐year projec on period.
 Downtown—The Downtown Orlando subarea is characterized by the highest intensi es of develop‐

ment found anywhere in the Central Florida region. Based on the Downtown DRI and market trend
analysis, staﬀ has projected a significant amount of development and redevelopment in the Down‐
town area, both within the Central Business District and within the suppor ng areas north of Colonial
Drive and west of Interstate 4. Downtown Orlando is home to two SunRail sta ons (the Church
Street Sta on and Lynx Central Sta on), where transit‐oriented development is already under con‐

struc on. It is an cipated that Downtown Orlando will experience growth totaling 1.2 million oﬃce
square feet, 773,000 retail square feet, 1,386 hotel rooms, and 806,439 square feet of civic/
government space during the next 30 years. It is also projected that industrial space will decrease
by approximately 78,879 square feet during that same me period. Major projects include the Cre‐
a ve Village PD, Orlando Magic Sports & Entertainment District, Tremont Tower, the redevelop‐
ment of the Orlando Sen nel site, and the second phase of the Dr. Phillips Performing Arts Center.
Employment in the Downtown subarea is expected to increase by 5,904 people, from 55,512 at the
end of 2018 to 61,416 in 2045, represen ng a 10.64% increase during the upcoming 30‐year projec‐
on period.
 Southwest—The southwest subarea includes the Kirkman Road and Interna onal Drive areas, Uni‐

versal Studios, the MetroWest DRI, Veranda Park, the Orlando Health (ORHS) PD hospital campus,
the Millenia Mall and surrounding commercial proper es, along with addi onal neighborhood and
community commercial districts serving exis ng residen al areas. This area has a high concentra‐
on of tourist/service sector jobs, and a huge number of exis ng and projected hotel rooms. There
are currently 18,019 hotel rooms in this part of the City, with an addi onal 7,854 rooms projected
over the next 30 years. Most of these rooms are or will be located along Interna onal Drive such or
on/near Universal Studios. Oﬃce and retail growth is an cipated within the Millenia DRI and Ve‐
randa Park, and along the Interna onal Drive corridor. It is also an cipated that the Universal Stu‐
dios complex will con nue to expand during the projec on period. Based on the master plan for
the Orlando Health PD hospital campus (home of the City’s fourth SunRail sta on), and infill devel‐
opment/redevelopment envisioned in the South Downtown Redevelopment Plan, it is an cipated
that hospital space will grow by over 1.76 million square feet during the planning period. Civic/
government growth will consist of church and school expansions. Employment in the southwest
subarea is expected to increase by 14,191 jobs, from 77,670 at year‐end 2018 to 91,861 in 2045,
represen ng a significant 18.27% increase during the 30‐year projec on period.
 Southeast—The southeast is geographically the largest of the subareas, and contains both well‐

established business areas along South Orange Avenue, Michigan Street, Curry Ford Road and
Semoran Boulevard, as well as large greenfield areas where significant non‐residen al development
is an cipated over the next 30 years. The southeast includes the Orlando Interna onal Airport
(OIA), which is projected to expand by millions of square feet with the addi on of a new southern
terminal (under construc on as of June 2019) and support avia on facili es. The OIA acts as a cen‐
ter/magnet for numerous industrial, warehouse/distribu on and oﬃce uses. There are nearly a
dozen DRI‐level projects centered around the OIA, including LeeVista, Airport Lakes, Semoran Com‐
merce Center, Lake Nona, Vista Park, Airport Industrial Park Orlando, and the Poitras property. A
medical services cluster known as the Medical City is underway within Lake Nona, which is the
home of the UCF Medical School, Sanford‐Burnham‐Prebys Discovery Center, Nemours Children’s
Hospital, and VA hospital. The amount of non‐residen al growth an cipated in the southeast is tru‐
ly phenomenal, amoun ng to more than 8.6 million square feet of oﬃce, 4.6 million square feet of
retail space, 4,682 hotel rooms, 13.4 million square feet of industrial space, 1.2 million square feet
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of hospital space, and 6.3 million square feet of civic/government space. Much of this growth will
occur within the Southeast Orlando Sector Plan area, which is located south of the BeeLine Express‐
way, south and east of the OIA. Employment in the southeast subarea is expected to increase by
61,588 people, from 61,622 at the end of 2018 to 123,210 in 2045, represen ng an astounding
99.94% increase during the 30‐year projec on period.
The following figures summarize projected oﬃce, retail, hotel, industrial, hospital, and civic/
government growth, and employment growth, between year‐end 2018 and 2045 for each sub‐area and
for the City of Orlando as a whole. Associated maps graphically depict employment growth for the
same me period. Please see Appendices C‐I for traﬃc zone specific non‐residen al and employment
projec ons.
Figure 13—Summary of Oﬃce Space Growth
by Subarea from 2018 to 2045
December 31, 2018
(Sq. Ft.)

2045
(Sq. Ft.)

Change/Growth
2019‐2045 (Sq.Ft.)

Change/Growth
2019‐2045 (%)

Northwest

3,021,539

3,689,539

+668,000

+22.11%

Northeast

5,401,218

6,875,231

+1,474,013

+27.29%

Downtown

16,050,465

17,342,143

+1,291,678

+8.05%

Southwest

7,917,162

8,809,623

+892,461

+11.27%

Southeast

4,422,084

13,105,781

+8,683,697

+196.37%

Orlando Total

36,812,468

49,822,317

+13,009,849

+35.34%

Figure 14—Summary of Retail Space Growth
by Subarea from 2018 to 2045
December 31, 2018
(Sq. Ft.)

2045
(Sq. Ft.)

Change/Growth
2019‐2045 (Sq.Ft.)

Change/Growth
2019‐2045 (%)

Northwest

3,790,120

4,240,266

+450,146

+11.88%

Northeast

5,463,177

5,759,473

+296,296

+5.42%

Downtown

2,390,032

3,163,092

+773,060

+32.35%

Southwest

14,570,034

15,740,461

+1,170,427

+8.03%

Southeast

6,249,582

10,907,242

+4,657,660

+74.53%

Orlando Total

32,462,945

39,810,534

+7,347,589

+22.63%

Figure 15—Summary of Hotel Room Growth
by Subarea from 2018 to 2045
December 31, 2018
(Rooms)

2045
(Rooms)

Change/Growth
2019‐2045 (Rooms)

Change/Growth
2019‐2045 (%)

Northwest

914

914

+0

+0.00%

Northeast

390

725

+335

+85.90%

Downtown

1,955

3,341

+1,386

+70.90%

Southwest

18,019

25,873

+7,854

+43.59%

Southeast

4,393

9,075

+4,682

+106.58%

Orlando Total

25,671

39,928

+14,257

+55.54%
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Figure 16—Summary of Industrial Space Growth
by Subarea from 2018 to 2045

Figure 18—Summary of Civic/Government Space Growth
by Subarea from 2018 to 2045

December 31, 2018
(Sq. Ft.)

2045
(Sq. Ft.)

Change/Growth
2019‐2045
(Sq.Ft.)

Change/Growth
2019‐2045 (%)

Northwest

14,550,430

15,049,793

+499,363

+3.43%

Northeast

1,819,604

2,012,925

+193,321

Downtown

1,557,834

1,478,955

Southwest

12,482,678

Southeast
Orlando Total

December 31, 2018
(Sq. Ft.)

2045
(Sq. Ft.)

Change/Growth
2019‐2045
(Sq.Ft.)

Change/Growth
2019‐2045 (%)

Northwest

2,547,947

2,825,631

+277,684

+10.90%

+10.62%

Northeast

1,549,310

1,769,136

+219,826

+14.19%

‐78,879

‐5.06%

Downtown

4,407,852

5,214,291

+806,439

+18.30%

13,179,869

+697,191

+5.59%

Southwest

3,345,978

3,515,718

+169,740

+5.07%

15,933,920

29,304,565

+13,370,645

+83.91%

Southeast

8,454,097

14,817,758

+6,363,661

+75.27%

46,344,466

61,026,107

+14,681,641

+31.68%

Orlando Total

20,305,184

28,142,534

+7,837,350

+38.60%

Figure 19—Summary of Employment Growth
by Subarea from 2018 to 2045 (Bo om‐Up by Traﬃc Zone)

Figure 17—Summary of Hospital Space Growth
by Subarea from 2018 to 2045
December 31, 2018
(Sq. Ft.)

2045
(Sq. Ft.)

Change/Growth
2019‐2045
(Sq.Ft.)

Change/Growth
2019‐2045 (%)

December 31, 2018
(Employees)

2045
(Employees)

Change/Growth
2019‐2045
(Employees)

Change/Growth
2019‐2045 (%)

Northwest

310,897

310,897

0

0%

Northwest

31,194

34,540

+3,346

+10.73%

Northeast

3,042,095

3,509,087

+466,992

+15.35%

Northeast

38,982

45,842

+6,860

+17.60%

Downtown

117,194

117,194

0

0%

Downtown

55,512

61,416

+5,904

+10.64%

Southwest

2,563,542

4,329,059

+1,765,517

+68.87%

Southwest

77,670

91,861

+14,191

+18.27%

Southeast

1,978,421

3,207,416

+1,228,995

+62.12%

Southeast

61,622

123,210

+61,588

+99.94%

Orlando Total

8,012,149

11,473,653

+3,461,504

+43.20%

Orlando Total

264,980

356,869

+91,889

+34.68%
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Figure 20—Exis ng and Projected Employment Distribu on, 2017 and 2045
 Figure 20 depicts exis ng employ‐

ment as of April 2017 as com‐
pared to projected cumula ve
growth in employment through
2045. In par cular, this figure
iden fies which areas of the City
have, or are projected to have,
higher concentra ons of employ‐
ment as compared to other areas
of the City.
 Exis ng employment is located

throughout the City, with par cu‐
lar concentra ons in the Down‐
town, in the a rac ons area along
Interna onal Drive and Universal,
and around the Orlando Interna‐
onal Airport.
 Significant growth in employment

is expected in the Downtown and
Universal/Millenia areas, and
most especially in the Southeast
Orlando Sector Plan—Medical
City/Orlando Interna onal Airport
area.
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Service Popula on Alloca ons by Subarea
As men oned previously, the City has determined the need to track “service popula on”, which in‐
cludes all those people that may have an impact on City services during any given day. This “service
popula on” (or day me popula on), while somewhat diﬃcult to es mate, is much larger than Or‐
lando’s resident popula on and includes tourists, the homeless, and employees (over and above resi‐
dent employees) that travel to and work in the City during any given day. Service popula on has an
impact on all infrastructure services, par cularly Fire and Police. While growth is an cipated in all
subareas, as with popula on and employment, it is an cipated that the greatest amount of service
popula on growth will occur in the southeast subarea.

Figure 21—Summary of Service Popula on Growth
by Subarea from 2018 to 2045 (“Bo om‐Up” from Traﬃc Zones)

The following figures summarize projected service popula on growth between 2018 and 2045 for
each sub‐area and for the City of Orlando as a whole. Associated maps graphically depict service
popula on growth for the same me period. Please see Appendix J for traﬃc zone specific service
popula on projec ons.

December 31, 2018

2045

Change/Growth
2019‐2045

Change/Growth
2019‐2045 (%)

Northwest

42,948

56,415

+13,467

+31.36%

Northeast

38,468

46,102

+7,634

+19.85%

Downtown

68,016

87,611

+19,595

+28.81%

Southwest

131,442

158,988

+27,546

+20.96%

Southeast

135,024

228,301

+93,277

+69.08%

Orlando Total

415,898

577,417

+161,519

+38.84%
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Figure 22—Exis ng and Projected Service Popula on Distribu on, 2017 and 2045
 Figure 22 depicts exis ng service

popula on as of April 2017, as
compared to projected cumula‐
ve growth in service popula on
through 2045. In par cular, this
figure indicates which areas
have a higher concentra on of
service popula on as compared
to other areas of the City
(distribu on).
 Significant growth in service

popula on is expected in the
Interna onal Drive and Univer‐
sal/Millenia areas, and most es‐
pecially in the Southeast Orlan‐
do Sector Plan—Medical City/
Orlando Interna onal Airport
area.

