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CURRY FORD VISIPIMAN
BACKGROUND REPORT

I. Existing Conditions

A. Population & Housing

The focus of this study is the Curry Ford corridor, which includes a commercial component and several
multi -family developments along the roadway, but also established residential neighborhoods to the north
and south. This section analyzes the socieconomics and demographics within that study area boundary.
The market study, addressed later in the report,addresses a larger study (market) area.

1. Population

According to the US Census, theOrlando-Kissimmee Sanford Metropolitan Statistical Area (MSA)
reached a population of over 2.5 million in 2017 and estimated a population of 280,257 for the City of
Orlando in 2018. As noted by the Orlando Economic Partnership, the Orlando MSA is adding 1,000 new
residents a week.From 2016 to 2017, the four-county region that makes up the Orlando MSA | Lake,
Orange, Osceola and SeminoleCounties. grew by 2.3 percent, more than double the rate of growth of
the United States, and the fastest growth rate of the 30 largest cities in America.Contrary to popular
belief, people moving to the area are not just snowbirds and retirees. Approximately 45% of new
Orlando residents who moved from outside the region within the last year are prime working age
(between the ages of 25 and 54) and only 9% are over the age of 65. Orlando has one of the youngest
median ages in the state at just below 37, while the state averageis 42.

In order to analyze the sociodemographic composition of the study area alone, the ESRI Business
Analysis Online program was used.Based on the study area boundaries(1.23 square miles) the ESRI
BAO identified a total of 7,583 residents, 3,049 households and 3,461 dwelling units.The following
graphics represent the sociodemographic composition of the study are a residents.

! Orlando Economic Partnership




Figure 1. Curry Ford Area Key Facts (2018)
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2. Tapestry Segmentation

One means of analyzing population data and trends is by using Tapestry Segmentation Tapestry
Segmentation is a tool used by Esri Business Analyst Online tgrovide an accurate description of who
lives in America's neighborhoods. Understanding customers' lifestyle choices, what they buy, and how
they spend their free time helps identify the market conditions of an area. U.S. residential areas are
divided into 67 distinctive segments based on their socioeconomic and demographic composition . The
four Tapestry Segments inthe Curry Ford Study Area areParks and Rec, Metro Fusion, Emerald City, and
Old and Newcomers. While Florida is historically known as a State comprised of a primarily older
demographic, the median agesfor the four Tapestry Segments present inthe Study Areaare all 40

years of age and below. The distribution of these Tapestry Segments according to Esri BAO, are shown
below.

Figure 5. Curry Ford Study Area Top 4 Tapestry Segments
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Metro Fusion 21.1%

Metro Fusion is a young, diverse marketsegment. Many residents do not speak English fluently and
have moved into their homes recently. They are highly mobile and over three quarters of households
are occupied by renters. Many households have young children; a quarter are singleparent families.
The majority of residents live in midsize apartment buildings. Metro Fusion is a hard-working market
with residents that are dedicated to climbing the ladders of their professional and social lives. This is
particularly difficult for the single parents due to median incomes that are 36% lower than the US level.

2.65 $35,700 293

Avg. HH Size Med HH Income  Median Ag

Emerald City 13.5%

°d+1 " W|resikeBt&live indower-density neighborhoods of urban areas throughout the country.
Young and mobile, they are more likely to rent. Well-educated and employed, half have a college
degree and a professional occupation. Inoomes close to the US median come primarily from wages,
investments, and selfemployment. This group is highly connected, using the internet for entertainment
and making environmentally friendly purchases. Long hours on the internet are balanced with time at
ACx o6id, d"li xdbl "l + ACx ~izz| Gt | oWAoT = "1 |
organic foods. Music and art are major sources of enjoyment. They travel frequently, both abroad and
domestically.
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consumerism, economy over acquisition. Old and Newcomers is composed of neighborhoods in

transition, populated by renters who are just beginning their careers or retiring. Some are still in college;

some are taking adult education classes. They support environmental causes and Starbucks. Age is not
always obvious from their choices.
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3. Housing

The Curry Ford Road corridor is flanked by single family home neighborhoods to the north and south,
and includes severalmulti -family developments, most of which front on the roadway. The ESRI BAO
estimated a total of 3,049 households and 3,461 dwelling units within the study area. The following
graphics show patterns of ownership, household size and age of housing units.

Figure 6. Housing Tenure and Number of Units per Building
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B. Land Use

1. Existing Land Use

Maps 1 and 2 shows the existing land use composition in the study area. The existing uses in the Curry
Ford study area consists of a mixof uses along the main roadway, three major commercial nodes
(Bumby Avenue, Crystal Lake Drive and Conway Road) andingle-family 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 some personal services (exercise
studios, music instruction, electronics repair). The

corridor in between the nodes consists of a mix of

. . . . . Commercial 71.32 11.82%
multi -family residential, offices, churches, a school, a :
I . . Industrial 6.46 1.07%
rehabilitation center and, in some areas commercial
. . MFR 91.51 15.16%
ventures (restaurants, auto repair,and gas stations). _
Office 16.03 2.66%
There are not many vacant sites in the study area and Public/Institutional 61.67 10.22%
the few that are vacant are relatiyely small, .ranging SER 344.09 57.01%
from 0.97 to. 1.12 acres.They typically consist of - vacant 12 49 207%
residential sized lots sprinkled through the western side Total 603.57 100.00%

of the study area.

Another land use that is almost absent from the area, but not noticeable in the numbers above is public
parks. Parks are typically accounted for within the Public/Institutional category, which in this case shows
a robust 61 acres (10% of the study area). However, looking for just park facilities in the area, there is
only one: The Dover Shores Community Center. This is an 8.28acre site at the corner of Gaston Foster
Road and Curry Ford Road. It is owned and operated by the City of Orlando. It offers a fitness center, a
gymnasium, computer lab, baseball field, swimming pool, playground, pavilion, puttin g green, tennis
courts, racquetball courts, and handball courts, in addition to a myriad of structured programs and
activities for all ages.

There is another park, which is not within the boundary of the study area but within ¥2 mile north of the
corridor, between Gaston Foster Road and Semoran Boulevard: Demetree Park. It is a 24.&cre park
that encompasses three lakes linked by a system of walks and boardwalkslt also includesa fishing pier,
playground, picnic areas, tennis court and basketball court

Figure 8. Existing Land Use - Commercial Nodes
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Figure 9. Existing Land Use - Mixed-Use Corridors







Map 1. Existing Land Use - West
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Map 2. Existing Land Use - East
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2. Future Land Use

Before a proposed development is reviewed for consistency with the zoning map and code, it is
120G+ +| iz1 1zl dGgA+xl 1 i YGAC ACx KkGAKIi ~d 01 zyKC
(FLUM). These documents present a blueprint for growth and are more generd in nature than
the zoning tools. The City” .UM shows a variety of future land use categorieswithin the study
area including Residential Low& Medium, Commercial Activity Center, Conservation, Mixed Use
Center, Office Low Density, and Public/Recreatioml/ Institutional. The area around Bumby
Avenue, which is unincorporated is designated as Orange County Commercial, Office and Low
Density and Low/Medium Density Residential. If those unincorporated sites are annexed into the
City, the City FLUM shows thatarea as Mixed Use Corridor and Low and Medium Intensity
Residential. Table 1, below, shows the acreage for each of the aforementioned categories in the
study area and also shows the density, intensity and uses permitted within each category.Maps
3, 4 and 5 depict the future land use categories in the study area.

Table 1: Future Land Use

RES.OW 369.85 51% 12 un/ac. None ResidentialPub, Rec & Inst
0.30 FAR* None
RESVIED 98.41 14% 30 un/ac. 12 units/ac.** ResidentialPub, Rec & Inst
0.30 F.AR. None
OFFICEEOW 37.55 5% 21 un/ac. None ResidentiaglOffice Pub Rec & Inst
0.40 F.AR. None
MUGMED 14.99 2% 30 un/ac. 15 units/ac. ResidentialOffice, Commercial
0.5 F.AR. None Pub, Rec & Inst
COMMAC 62.8 9% 40 un/ac. 20 unac. ResidentialOfficee Commercial
0.7 FAR None Pub, Rec & Inst
PUBREGNST 20.13 3% NA NA Pub, Rec & Inst
CONSERV 3.11 0% 1 un/5 ac. None ConservationRec. (Passive Park
0.05 F.AR and Trails Only)
LDR 45.84 6% 4 du/ac NA dngle familyresidential
LMDR 48.96 7% 10 du/ac NA Sngle family andnulti-family
residential
OFF 0.6 0% 1.25 FAR NA Office
COM 19.24 3% 1.50 FAR NA Neighborhood anccommunity
scale commercial and office
* 16 un/ac for duplex and townhomes  ** No minimum in R-2B
Source: City of Orlando, GIS Department, 2019
@C+ 1 9KoT = y"l | bdg+x °Wxdxl K "1 | ad"A zi KCz kGKI "~

policies intended to protect the residential areas around the Curry Ford Road corridor. Subarea
policies 20.1, for example restricts the uses along Primrose Road andCrystal Lake Drive north of
the current commercial area to residential. Subarea policies 20.2, 20.3, 21.1, 22.1 and 23.2
prohibit the expansion of the activity centers, mixed -use corridors and office areas into the
residential neighborhoods. Map s 3, 4 and 5 depict the subarea policies.



Map 3. Future Land Use Map - West, City and County Designations
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Map 4. Future Land Use Map - West, City Designations
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Map 5. Future Land Use Map - East
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3. Zoning

There are both City and County zoning districts in the study area. There areapproximately 610
acres of City zoned land and nearly 128 acres of County zoned land. The predominant zoning
districts in both City and County are residential (R-1, R1A, R1IN, R 2, R2A, R3, R3A, R3B) and
account for 582 acres of the study area or nearly 80 percent.Tables 2 and 3, below, show the
distribution of land by City and County zoning districts.

Table 2: Zoning Districts

DISTRICTS ACRES 3 (min/max/bonus) (min/max/bonus) | SETBACK HEIGHT
CITY ZONING DISTRICTS:
AC-1 64.2 8.70% 20/40/80 0.35/.7/1.0 L7 -
MU-1 14.6 1.98% 15/30/60 NA/0.5/1.0 0" _
0-1 36.7 4.97% 21 max. 0.4 max. .
P 20.1 2.72% Standards established during Conditional Use process.
PD 0.5 0.07% Standards established during rezoning process
R-1 17.8 2.41% 7 max. 0.3 max. .
R-1A 321.1 43.51% 5.7 max. 0.25 max. .
R-1N 27.5 3.73% 8 max. 0.3 max. .
R-2A 0.2 0.03% 12 max. 0.3 max. .
R-3A 8.1 1.10% 12 max. 0.3 max. .
R-3B 99.4 13.47% 12/21/NA 0.3 max.

J a

COUNTY ZONING DISTRICTS:

C1 15.7 2.13% NA 0.3 max. .
C-2 31 0.42% NA 3.0 max. .
C3 1.1 0.15% NA 3.0 max. .
P-O 1.0 0.14% NA 3.0 max. .
R-1 35.6 4.82%
R-1A 25.6 3.47% Varies per use (single family, duplex, etc.).
R-2 43.3 5.87% SeeChapter 38, Article Xl of the Orange County Code
R-3 24 0.33%
TOTAL 738 100.0% |
* Through Conditional Use
T .. T yGAcCG! . . T zi T+rdG] 2+l AG"W

Source: City ofOrlando, GIS Department, 2019

kC" AK+xY . zi KACx k GAIi, ang Chaptdr 38 of{the OrangeChdnty Cakle k z | +
list the uses permitted in each district, but in general, the AC-1 district is intended to ~ provide

for concentrated areas of community -serving commercial, office, residential, recreational and

cultural facilities, at higher intensities than in surrounding neighborhoods.” g C 1 didtfict, in

turn, is intended to provide for ~areas of mixed residential and office uses extendingalong and

oriented to arterial and 4 -lane collectors, at intensities compatible with adjacent neighborhoods.




Map 6. Zoning Map - West
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Map 7. Zoning Map - East

Jstudy Area

=
o
LENMORE ST z £ =
3 & NADINE ST 2
o = o 0 =}
x o 2 z z
z = z % 3 s
S LORING PL £ z & & B
/\K_.ASBER-DR/\/\——-% 3 2 SHELLEY CT £ 3
< 1 z - 3 3 & LACOSTADR
LARADO PL S =
Z s = 2
= o NATATE ST £ =
E_EZ(]—Q,—L_ ~N3Z | <<>':(
= ARCIE ST g G = : ;
z = o DORETTACT g = 3 g
% 2 =] MONTCLAIR RD ADRIEL LN
S L 2
(&}
3 2 2 i SANIBEL ST
i 1 O-1/AN
©-1/SP/AN 7T GARDENS PL O-1/AN/SP
R-3B/AN/SP
= CEDAR BAY ST =
k) s
S g
S 2 |
< &) z
= EASTWIND ST L =
= > S
=z @ 5
< 2 = g
% OAKBROOKE PL < < 2
% [ z 3 ‘AN
%, & =
P = <
RABAMA PL 3 o z
(5 [=)
= o
o o
LAKEIRABAMA = E
CASABAPL s SR/A
.r—_— UNNAMEDACC S] PD/A N__g \
1 TELLSON PL o g
TELLSON PL 2 o 2
2 o w 17}
z = &
I- 5 S a S
1 BRENDA DR = 2 3
1 ES = =
(&}
1 BUGGYWHIP LN SKELLY'SQ  ANDOVER DR :
O-1 R-1 County Zoning
Water Bodies I P/AN R-1A R-1 Feet
. % City Limits PD/AN R-3B 1,500




4. Conway Road/Hoffner Avenue Corridor Overlay District

In December 2003, Orange County adopted the
Conway Road Corridor overlay districtto
promote an enhanced corridor for properties

on Conway Road between Curry Ford Road and
the Beachline Expressway. In 2015, the County
extended the district to include unincorporated
parcels and lots along Hoffner Avenue between
Conway Road and Semoran Bulevard. In March
2005, the City adopted the Conway Road
Special Plan overlay district to cover the
incorporated portions of the county overlay in
order to protect the character of the properties
along the Conway Road corridor. The district
extends to parcels whole or in part for a
distance of 500 feet from the edge of the right -
of-way for Conway Road and Hoffner Avenue.
SeeMap 8.

Section62.498z i KC+ kGKi ~d y-"
Code prohibits the establishment of certain
retail uses in the district that are typically
associated with blighted or deteriorated urban
areas: temporary labor facilities; bail bond
agencies tattoo, body art or body piercing
establishments; fortune telling, tarot card
reading, palm reading and psychic services
establishments; flea markets; bottle clubs; car-
title loan facilities; and check cashing facilities
Additionally, it prohibits the use of pole signs
and chain link fencing of any kind in the front
yards adjacent to the rights-of-way of Conway
Road and Hoffner Avenue.

Map 8. Conway Road Corridor Overlay District

Source: Orange County, 2019







































































































































































































