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CURRY FOREDADVISIONPLAN
Executive Summary

The City of Orlando commissioned S&ME, Inc. to develop a longterm vision plan for a 2.5-mile stretch of Curry
Ford Road extending from Cloverlawn Avenue to Dixie Belk Drive, and approximately a quarter mile to the
north and south of the road. The purpose of th is vision plan is to provide a snapshot of the current
development and transportation conditions in the area, assess the potential for future infill and redevelop ment
and formulate recommendations for physical improvements and changes to city policy and regulations to

guide future growth in a way that protects the existing character of the established neighborhood and provide s
for the long-term needs and stability of residents, visitors and businessesThe contents of the vision plan are
not regulatory. Once the Municipal Planning Board reviews the vision plan, it may direct staff to amend the
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implement the vision.

The study area is located in both Unincorporated Orange County (generally between Cloverlawn Avenue and
Primrose Drive) and in the City of Orlando. There are three different City Commissioner Districts along the
corridor and one Orange County District. The Curry Ford Road area, established as the City of Orlando started
to expand to the east in the late 1950s,grew into a commercial corridor flanked by single family residential
neighborhoods. By the late 1970s, the Curry FordRoad corridor had extended past Conway Road andincluded
a mix of retail, office and multifamily uses. The commercial uses have remained stable over the yearshut the
areahas not experienced substantial infill or re development since that time. In more recent years, however,
there has been aresurgence in local investment and redevelopment activity. The areais also attracting new
residents as more people want to live in this neighborhood with its proximity to unique retail options and
downtow n.

The consultant team reviewed current conditions, applicable policy and regulations, and performed a market
study of the area. Based on the information collected, the team created two vision plan scenarios depicting
potential development pattern s: one scenario took a conservative approach and assumed that most sites
would remain as they are now, and only certain sites would redevelop at densities and intensities currently
allowed, while the other scenario took a more aggressive approach and assumed thatsites would redevelop



not only at the maximum potential allowed today by right,
but taking advantage of density, intensity and height
bonuses. The development scenario exercise demonstrated
that the area could potentially be redeveloped at higher
densities and intensities without overburdening existing
infrastructure in term of public utilities and transportation
facilities. However, it was a surprise to some area residents
to learn that such intensive development could occur in this
area. While most people were excited at the possibility of
seeing redevelopment in this area, concerns wereexpressed
with the type of development that could occur, the building
heights that could potentially be achieved adjacent to
single family homes, the possibility of getti ng more

T dobol b"IT " A" i thedred, the podr Atakerof theqhublic realm /streetscape, and the lack of a
safe, multi-modal transportation system in the area.

Public input was a key component of the development of the vision plan. Residents ard business owners had
an opportunity to express their ideas through an online survey, a walkabout, and three public workshops.
Based on information provided by the public, as well as technical research and review of existing data and
information, the team concluded that the main priorities in the area are:

Improve building architecture and site aesthetics
Limit certain uses that are not compatible with the neighborhood character

Ensure new development/redevelopment does not have a negative impact on the single-family
neighborhoods

Improve the transportation system to make it safer and more appealing for pedestrians and bicyclists

This Vision Plan document contains abrief description of the land use and transportation conditions in the

area; a recap of the development scenarios and the impact of those on transportation, land use and area

character; and finally, a set of recommendations for policy and regulation changes to ensure the area can
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Introduction

A. Purpose

The western end of the Curry Ford Road corridor has experienced a recent resurgence in
local investment and development activity. The area has become a popular destination for
new small businesses, who have collectively worked together tobe designated as the Curry
Ford West Market Street (thecG Ai ~ d, | +x = d A d"IGddditignAd thiss & { Gd, .
commercial growth and redevelopment, this areais also attracting more residential development as more
people want to live in this neighborhood with its proximity to unique retail options and downtown Orlando.
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With this added growth comes the need to ensure the foundation of this healthy, vibrant area in our city
remains a strong neighborhood and great place to live. To further that, the city created this long-term
vision plan with the help of residents and business owners in the area to guide future growth in the area to
ensure it is strategic, protects the existing character and provides for long-term stability fo r residents,
visitors and businesses.

B. Regional Setting/Location

The study area includes a 2.5mile span of Curry Ford Road, from Cloverlawn Avenue to Dixie BelleDrive,
and extends approximately a quarter-mile to the north and south of Curry Ford Road. Figure 1 shows the
general location of the study area.

The study area is located in both Unincorporated Orange County (generally between Cloverlawn Avenue
and Primrose Drive) and in the City of Orlando. There are three different City Commissioner Districts éong
the corridor, as follows: Orlando District 4 represented by Commissioner Patty Sheehan, Orlando District 1
represented by Commissioner Jim Gray, and Orlando District 2 represented by Commissioner Tony Ortiz.
The area is also within Orange County Distict 3, represented by Commissioner Mayra Uribe. Sedrigure 2.

Figure 1. Study Area General Location
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Il. Area Profile

The study area is characterized by established locallyowned shops and restaurants and some national chains.
Thriving residential neighborhoods, generally located to the north and south of the roadway corridor, patronize
the local businesses and benefit from the increase in services along the corridor. The Curry Ford Road corridor
is home to the Hourglass businessesand the Curry Ford West Market Street. It is also a major eastwest
thoroughfare that spans 11 miles from Ferncreek Avenue to Waterford Lakes, parallel to SR 408. These
attributes make it both a local road and a regional thoroughfare for commuters. Appendix A contains more
detailed data on population and housing characteristics of the corridor and surrounding neighborhoods.

A. Land Use Conditions

The area currently has a true mix of uses along Curry Ford Roadvith three major commercial nodes at
Bumby Avenue, Crystal Lake Drive and Conway Road andesidential neighborhoods to the north and south
of the corridor. The three nodes have very different character and scale, but in general consist of retail
shops, drug stores, grocery stores, restaurants, and sme personal services (exercise studios, music
instruction, electronics repair). The corridors between the nodes consist of a mix of multifamily residential,
offices, churches, a school, a rehabilitation center andin some areas commercial ventures (restaurants,
auto repair, and gas stations).

BUMBY | CURRY FORD CRYSTAL LAKE | CURRY FORD DIXIE BELLE | CURRY FORD

There are not many vacant sites in the study area, and the few that are vacant are relatively small, ranging
from 0.07 to 1.12 acres. They typically consist of residential sized lots sprinkled through the western &de of
the study area. Another land use that is almost absent from the area is public parks.The Dover Shores
Community Center is the only public park in the study area. The closestcity park is Demetree Park, %2 mile
north of the corridor, between Gaston Foster Road and Semoran Boulevard.

ThecGKi ~ ¢ 1 oAKoV +x y"Il| bdg+t aA"A _iybada: "I1] ~“=zlI Gloe a"A-
development can be on a site, both show the area retaining the three mixed-use commercial nodes

mentioned above and continuing to e ncourage the mixture of office, small retail and multifamily residential
between the nodes. The area around Bumby Avenue is currently unincorporated and not served by central

d" 1 GA" 11 d+x+7 d=*7 0Gl +d” WGAGAGI 6 & €ltes ate bvertuallg,andexed + | A
into the city and connected to the central system, they will be able to redevelop with higher intensities than

the potential they now have; however, the city FLUM shows that area with lower intensity than the Crystal

Lake and Conway nodes.(see Sections I.B,2 and 3 ilAppendix A for detailed land use assessment).
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(see example of a subarea boundary and number in the graphic below)that generally restrict the expansion
of commercial uses into the residential neighborhoods. While the policies are intended to protect
residential areas from encroachment of incompatible uses, they can be reassessed based on changethat
have occurred over the years in an area and may be modified or eliminated, as needed.

ThecG A1 “ddevaldprhent code (LDC) specifies the following
parameters for each site in the city: minimum and maximum
development densities and intensities, lot size, building height,
setbacks and other development standards. Based on the current
zoning designations in the study area, there is the potential to have
up to 7 story buildings with densities of up to 40 units per acre (80
if a density bonus is approved) at the Crystal Lake Drive and :
Conway Road activity nodes.While there are sites in the corridor | TR
where such intensive development could be a reality, these
densities and height allowances arenot guaranteed or possible as
development would need to meet other standards such as parking
and stormwater management, which may lower such allowances. It
is important, however, to ensure provisions are added to the LDC to
protect adjacent residential neighborhoods from the impacts of
such developments (see SectionV for recommended measures).
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B. Transportation System Description

The two major roads that traverse the study area, Curry Table 1. Crashes Along Curry Ford Rd 2014-
Ford Road and Conway Road serve local and regional 18

transportation needs. Conway Road connects the SR 408
to the Orlando International Airport and SR 528. Curry
Ford Road is an 1Etmile thoroughfare connecting
downtown to Waterford Lakes in east Orange County.
While this means that the study area is well connected in
the region, it also means that the mix of neighborhood
traffic with through traffic needs to be managed well to
maintain the neighborhood character and ensure the roads
are safe for all modes of transportation (Table 1 shows
crash statistics)

Vehicles 477 4 27
Bicycles 11 9 0

The area is served bythree public transit routes. Most
transit stops in the area have shelters with benches and
trash receptacles, but there are still a few that do not have
such amenities. The headways are 30 minutes for the route
that runs along Curry Ford Road, andone hour for the

others. Appendix A contains detailed public transit maps _(
and data. _ Inadequate bus stop

SRR

Bicycle facilities are very limited in the study area. There is
a substandard bike lane along the east side of Gaston Foster
Road north of Curry Ford Road, andsome signed bike

routes present on neighborhood streets through the

northern part of the study area. There are also some bicycle
facilities north and south of the study area (along Lake
Underhill Road and Michigan Street) that pose the potential
for connections to and from the study area. See Map 15 in
Appendix A .

There aresidewalks on both sides of the street for the
entire four-lane section of Curry Ford Road in the study
area. They are generally buffered from the travel lanes by a
landscape strip, and range in width from five to eight feet.
There is only one sidewalk gap along Cury Ford Road (west
of Francis Ave and several gaps on some north-south
corridors, where sidewalks are only present on one side of
the street. While sidewalks are mostly present, their design
and condition create an unfriendly pedestrian environment
(too narrow, obstacles present, too close to fast moving
traffic, lack of street trees), which is a concern for those who
are elderly or disabled. Fivefoot grass parkways generally
exist between the sidewalk and the street, though given the
typical traffic speeds on Curry Ford Road, the pedestrian :
safety benefit is limited. Sidewalk gap




The presence of a cohesivestreetscape (soft and hardscape)along these sidewalks is almost nonexistent.
While street trees are presentin the median and grass buffers of Curry Ford Road, treir presence is not
continuous or consistent throughout the area. The absence of street trees deters people from walking
because of the lack of shade Street trees also provide a buffer between the fast moving traffic and the
pedestrian environment. There isa stronger presence of street trees in the west part of the study area.
Street lights consist of vehicular-scalelighting and street furniture (benches, trash receptacles, plantersjs
limited to bus shelters on Curry Ford Road and Conway Road

Crosswalks are only present at signalized intersections, and distances betweenthem can result in long
detours for pedestrians who elect to cross without jaywalking. The distance on Curry Ford Foad between
Gaston Foster RPad and Dixie Belle Diive, for example, is more than %2 mile. Low frequency of crosswalks
combined with high corridor speeds create dangerous pedestrian conditions.

There are no designated on-street parking areas in the district. The businesses have their own offstreet
surface parking lots, which in many instances include internal connections to other sites.
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C. Transportation Network Assessment

The predominant vehicular type used in the areais a passenger vehicle, with two axle trucks (delivery vans,
UPS, FedEXx, rental trucks) representing the second highest vehicle type, mainly on Conway Road. The data
collected indicates that most vehicles exceeded the posted speed limit, with Bumby Avenue, Primrose Drive
and Crystal Lake experiencing the highest speeds above the25-mph posted limit. The data also indicated
that any congestion experienced is short in duration and varies by intersection (see Table 18 inAppendix

A).

The pedestrian and bicyde counts indicate the corridor is being used by pedestrians and bicycles today.
The Curry FordRoad intersections at Crystal Lake Drive, Gaston Foster Roadsredrica Driveand Dixie Belle
Drive show higher pedestrian and bike use compared to other streets in the study area (see Table 7 in
Appendix A ). The intersection of Curry Ford Road and Dixie Belle Drive, for instance, had 76 pedestrians
registered during the afternoon peak hour, compared to zero at the Bumby Avenue, Crystal LakeDrive and
Conway Road intersections. Gaston FosterRoad and Dixie Belle Drive registered four and three bicycles,
respectively,in the afternoon peak hour, compared to zero at the Primrose Drive, Crystal LakeDrive, and
Conway GardensRoad intersections. Appendix D shows the pedestrian and bicycle counts per intersection
and time of day. With a sidewalk on only one side of the north-south roads, and no designated bike lanes,




it can be expected that pedestrian and bicycle volumes would trend higher with any additiona | pedestrian
and bike infrastructure.

The data collected also provided the following insights:

1 Very few vehicles entering the study area from the east or west ends traverse the entireCurry Ford
Road corridor.

1 More than half of the traffic on Conway Road is through traffic.

1 The predominant movement for Bumby Avenue, Peel Avenue, and Crystal Lake Drivesouth of Curry
Ford Road is north and then east on Curry Ford Road, and the inverse, west and then south.

The area underwent a test program in 2018, whenthe National Complete Streets Coalition selected
Orlando and two other cities to help them build skills in safer street design, tactical urbanism, and
community engagement. The demonstration project was implemented on Curry Ford Road, from Bumby
Avenue to Crystal Lake Drive The project installed temporary features such as bike lanes and a new mid
block crossing with a refuge island for pedestrians. During the demonstration project, commuters generally
expressed frustration with losing a travel lane to bicyclists and with increased delays for motorists at
intersections. Residents of the nearby reighborhoods provided a mixture of input ° much of the feedback
was positive (creating a better sense of place, increasing safety for people trying to walk and ride their
bikes, slowing down vehicles), while some expressed concerns about cuthrough traffic and increased
travel delays on Curry Ford Road Section C.8 in Appendix A describes this project in more detail.

D. Utilities

The majority of the area is served bycity water and wastewater systems, which have capacity to handle
future growth. However, a small portion of the study area (the Bumby Avenue node) is outside the city
limits and not connected to the central sanitary sewer system. This limits the potential for future
development in that area.




l1l. Future Potential

A. Development Scenarios

The Curry Ford Roadstudy area has not experienced substantial redevelopment since it was originally
established; it has only experienced building renovations and small infill developments. As the buildings get
older and land values increase, redevelopmentbecomes more economically feasible in the area.

Figure 3. Renovations

B

Before

Figure 4. Redevelopment

4300 Curry Ford Road Built in 2018




The possibility of sites redeveloping to take advantage of the higher densities, intensities and height
offered by their current zoning designations is in many cases hampered by the size of the parcelMost sites
along the Curry Ford Road corridor are very small and lot aggregation will need to happen to facilitate the
construction of mixed -use developments. Based on the current limitations mentioned above and the
assumption that some parcel aggregation will happen eventually, S&ME developed two potential growth
scenarios for the Curry FordRoad corridor as follows:

Scenario 1: Moderate growth, using the densities and intensities currently allowed in the major nodes,
the corridors between nodes, and the Bumby node (Orange County) taking into consideration the
wastewater infrastructure in the Bumby area.

Scenario 2: Substantial growth, using the density and intensity of any district(s) necessary to
accommodate market demands, and assuming availability of wastewater infrastructure.

The maximum potential for Scenario 1 was calculated by multiplying the acreage of each site times the
maximum density and intensity allowed and applyinga™ 1 + | o Ifaftds £59%) to account for the fact that
not all the sites will redevelop, and those that will, may not redevelop at the maximum density/intensity
allowed. Thedevelopment intensity in the Bumby Avenue area was alsolowered based on athree-story
building height restriction if within 100 feet from residential in addition to stormwater and parking
requirements that make the maximum development intensity nearly impossible to attain. Based on the
assumptions noted, Scenaio 1 shows 3,890 residential units and a total of 3.1M sq. ft. of commercial and
office (replacing the development that is there now).

For Scenario 2, the maximum development potential was calculated assuming that the Bumby node will be
rezoned to a city zoning district and the other nodes and corridor s would take advantage of the density
and intensity bonuses offered in the cG A1 ~ .dn this{sdenario,the same™ 1 = | o | AiG'alaghapplied.
Based on those assumptions,Scenario 2 shows 6,350 residentihunits and a total of 4.1M sq. ft. of
commercial and office (replacing the development that is there now).

Figure 5 shows working graphics and narrative explaining the scenario assumptions for each part of the
study area. Figures 6 and 7 depict the building massing for existing, Scenariol and Scenario2 conditions.
The background colors for the existing conditions reflect the types of uses (residential, commercial, office,
institutional). The other two graphics show the sites expected to change in the future with the color of the
expected use




Scenario 1

Scenario 2

The area will continue redeveloping the
same way it has in the past couple of
years.One-story buildings placed close
to the street.

The area will be rezoned to AG1
but will not be able to realize the
full development potential allowed
as the area is surrounded by single
family residential (County code

SW Quad: The Winn Dixie and adjacent
shopping centers redevelop with five
stories mixed-use buildings.

é restricts building height of
E buildin gs adjacent to residential
= uses). The area will havewo- and
2 three-story buildings with retail,
office and maybe some mixed-use
developments.
NW Quadrant: The two-story office Two- and three-story buildings with
building at El Paso Avenue/Curry Ford | retail, office and small mixed-use
Road and WaWa would stay. The rest developments on the north side of
w will redevelop at two stories Curry Ford Road,three stories on
§ NE Quad: Shows the Clemons shopping | the SE quadrant, andfive-story
W center redeveloping at one story but mixed-use buildings on the SW
< close to the street (no difference for guadrant.
F—(I square footage calculation purposes).
g SE Quad: The CVSsite redevelops with | Lighter color (south portion of U -
5 one story buildings close to the street. shape buildings) represents

residential use.




Scenario 1

Scenario 2

the best potential to make a difference

in the area. Mix of three and five stories.

SW Quad: No change for Walgreens,
Single building replacing smoke shop.

> : / .| North Side: No change Same as Scenario 1, except for
; N y ﬂ South Side: Two-story buildings, with additional two stories at the bank
3 URRY FORD-RD. FJ three stories approaching Watauga site for mixed-use.
o | =- et = B ST M.Ah q& L% | Avenue, and a mixed use development
g ‘ ;§ -~ ' where the Wells Fargo bank is today. Lighter color (south L-shape
é ?. %A §%ﬁ(£ E:;Idings) represents residential
) NW Quadrant: The CVS and adjacent | NW Quadrant: Same asScenario 1
shopping center would redevelop at with potential for three stories
two stories (adjacent to single-family). (away from single family).
NE Quad: No change (sites not large NE Quad: No change (sites not
2 enough) large enough)
2 SE Quad: The Publix shopping center SE Quad: Mix of three, five and
% and adjacent sites shown as the most seven stories with tallest buildings
; dense and intensive development in the | away from residential.
8 area. Requires site aggregation but has | Note potential for main street

setting and park,
SW Quad: Same asScenario 1.

DIXIE BELLE

Shows the current apartment
complexes redeveloping with a more
urban form. Also shows office
development. three stories for Scenario
1.

Note existing public park on north side.

Same asScenario 1 with three to
five stories depending on distance
from single-family.
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The figure above depicts current development in the study area. The colors correspond to the Future Land Use Map designation of the sites. For the
parcels that are within Unincorporated Orange County, the map shows the conceptual Future Land Use designations.The graphics on the next page
show potential development/redevelopment based on current zoning an d future land use designations.
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ThIS flgure represents the potentlal redevelopment expected to occur as part of Scenario 1. Flgure 5 explains the differencesbetween the eX|st|ng
development, Scenario 1 and Scenario 2. Flgure 7 shows a closeup of the Conway Road/Curry Ford Road intersedion.
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ThIS figure represents the potential addltlonal development/redevelopment for Scenario 2.
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B. Impact of Scenarios on Transportation

Historical traffic volume data along the corridor indicate s that, on average, traffic volumes have generally
decreased approximately 0.7% annuallysince 2014west of Conway Road and have generally increased
approximately 1.0% annually east of Conway Road. Overall, traffic volumes along the corridor have
increased an average of approximately 0.1%. This ratecompounded annually, was applied to the 2019 base
year traffic volumes to project future background traffic conditions to the year 2040. In addition to the
background traffic projections, t raffic that would be generated by the potential development scenarios
mentioned earlier was also projected to 2040. Appendix A includes a more detailed description and
explanation of how the traffic was projected.

Based on theexisting land use identified in the corridor, a tri p generation estimation was performed using
the ITE 10th Edition Trip Generation procedures. It is estimated that the existing land uses produce 7,030
trips in AM peak hour, and 6,560 trips in the PM peak hour.

Future development Scenario 1 is projected to add approximately 2,200 trips during the weekday morning
peak hour period and approximately 1,700 trips during the weekday evening peak hour period. Scenario 2
is projected to add approximately 4,200 and 3,700 trips during the weekday morning and weekday evening
peak hour periods, respectively. The distribution of this traffic on the area roadways was done based on
existing travel patterns of vehicles entering and exiting the neighborhood study area.

The traffic volumes associated with the development scenarioswere assigned to the roadway network and
compared to the existing conditions. The typical weekday travel time through the Curry Ford Roadcorridor
from Cloverlawn Avenue to Dixie Belle Drive iscurrently is 8.5 minutes in the morning peak hour and 12
minutes in the afternoon peak hour. Based on those average travel times the following can be estimated
that (see Table 18 inAppendix A ):

9 For Scenario 1, travel time will increase from 8.5 to 10.75 minutes in the morning peak hour, and from
12 to 13.13 in the afternoon. The highest increases in delays would be experienced athe Crystal Lake
Drive and Curry FordRoad intersection (from a current delay of 35 seconds to 1 minute 22 secondsin
the morning ) and Conway Road and Curry Ford Road, also in thenorning (from 47 seconds to 1 minute
43 seconds).All other roads will experience increased delays of less than 28 secondsThe increases are
not only attributable to the redevelopment occurring in the study area, but also to increases in through
traffic.

1 Under Scenario 2, travel time will increase from 8.5 to 13.55 minutes in the morning peak hour, and
from 12 to 16.24 in the afternoon. The highest increasesin traffic delays would be experienced at
Crystal Lake Driveintersection (from a current delay of 35 seconds to 2 minutes 3 secondsin the
morning and 46 seconds to 3 minutes in the afternoon), Conway Road (47 seconds to 2 minutes 14
secondsin the morning ), and PrimroseDrive/Peel Avenue (from 42 seconds to 1 minute 42 secondsin
the morning ). All other intersections will experience increasedaverage delays of less than 39 seconds.
These delays are for peak hours of the day therefore, the average delay would be less or non-existent
in the off -peak hours.

Based on the analysis, the corridorwould not experience saturated conditions that lead to crippling delays
in the two future scenarios as envisioned. Additionally, the noted delays may be managed with coordinated
signaling along the corridor. Future conditions may provide better operations than the future development
scenarios show due to peak hour spreading and mode choice basedon enhancements to the corridor. Peak
hour spread occurs as conditions on the network induce longer delays at peak times of the day. Some trips
leave a little earlier or later to avoid inherent delay. As the corridor changes and promotes pedestrian and
bicycle travel modes, more vehicle trips should transition to pedestrian, bike, and transit trips.





















































































