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The Semoran Boulevard corridor (SR 436 from Brosche Ave. to Grant St.) has 
experienced significant changes during the past decade. Neighborhoods 
surrounding this corridor have taken on an increasingly Hispanic or Latino 
character, while at the same time maintaining the strong values and home 
ownership that have always existed in this part of Orlando. 

Changes to the businesses and properties within the commercial district have 
been both positive and negative.  At the same time that some national chains 
have left the area (such as Pizza Hut, Arbyôs, Winn-Dixie and Wendyôs), many 
of these same stores have become the new homes of vibrant local businesses 
(such as Oh! Que Bueno, Bravo! and Las Americas supermarkets, and La 
Tortilleria).  Other national chains have remained and thrived (Perkins and 
Albersons) and some new national brands have arrived on the scene 
(Walgreens and Blue Water Car Wash).

The same can be said about the age and condition of individual buildings and 
properties in the commercial district.  Some are new or recently remodeled.  
Others, while older, are well-maintained.  But some of the properties within 
the corridor have fallen into disrepair, while others have become the home of 
businesses that detract from the character of the area.  Crime has become a 
problem in some parts of the corridor.

The Semoran Boulevard corridor also includes several  schools, churches and 
public spaces that serve as anchors and can become the framework for future 
redevelopment and improvement efforts.  Schools include Azalea Park 
Elementary, Jackson Middle School and Keiser University, which has recently 
completed a major expansion.  Churches include Orlando Baptist and Prince of 
Peace / Principe de Paz Lutheran.  The La Costa Urban Wetland is one of 
Orlandoôs true hidden jewels, and connects to a significant open space 
network bordering the east side of the Semoran Boulevard commercial 
district. 

Semoran Boulevard ðIntroduction
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Urban Design and GMP / Zoning Considerations

Semoran Boulevard is a six lane arterial highway with a center median and 
narrow five foot wide sidewalks on either side.  The study area is located 
outside of Orlandoôs ñTraditional Cityòand all of the existing development is 
typical of a low-scale, auto-oriented suburban commercial strip.  Buildings are 
isolated and set back from the street with parking fields in front.  

Despite these constraints, this part of Semoran Boulevard enjoys a higher 
degree of pedestrian activity than many other suburban commercial areas, 
including other stretches of Semoran Boulevard to the north and south of the 
study area.  Also, from Curry Ford Road northward the Semoran right-of-way is 
narrower than elsewhere (ñonlyò100 feet wide) and therefore more conducive 
to a pedestrian-oriented future re-development pattern.

It is also important to note that the entire commercial corridor is vastly under-
developed as compared to the intensity allowed by the current GMP future land 
use categories and zoning districts in this area.  The GMP categories along the 
Semoran Blvd. corridor (north-to-south, see map) are:

Community Activity Center (CAC): 0.7 FAR 40 units per acre
Mixed Use Corridor (MUC): 0.5 FAR 30 units per acre
Urban Activity Center (UAC): 1.0 FAR 100 units per acre

In contrast, nearly all properties within this corridor are currently developed at 
a Floor Area Ratio (FAR) of 0.25 or less, with no residential component.  Clearly, 
there are ample opportunities to create an improved urban environment 
through intensification and redevelopment.

Lastly, from Danube Way to Curry Ford Road nearly all of the retail commercial 
district is on the east side of Semoran Boulevard.  The west side has some small 
office uses (mostly house conversions), and in one area a long fence that 
screens the backs of homes from the highway.  Because of this, major urban 
design initiatives can focus on the east sideðwhile not forgetting the needs of 
the west side. 2
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Regional Context

Semoran Boulevard is strategically located on the 
east side of the Orlando metropolitan area.  It is 
the primary route leading north from the Orlando 
International Airport and the primary route for 
auto traffic between the airport and such critical 
destinations as Downtown Orlando and the 
University of Central Florida.  

As such, the Semoran Boulevard Business District 
is an important gateway into Orlando for our 
residents and for many visitors new to our region.  
It is the first commercial district these visitors see 
as they enter our city.  For this reason, the 
improvement of Semoran Boulevard is important 
not just to the businesses and residents of the 
area, but to our region as a whole.

The first impression created by Semoran 
Boulevard is just as important as the impression 
ŎǊŜŀǘŜŘ ōȅ hǊƭŀƴŘƻΩǎ ǘƘŜƳŜ ǇŀǊƪǎ ŀƴŘ 
destinations like Downtown and UCF.
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Regional Context

Taking a closer look, Semoran Boulevard can be 
divided into two major parts.  From Orlando 
International Airport to just south of Curry Ford 
Road, it functions as a suburban highway with 
limited driveway access.  The right-of-way is very 
wide, and traffic travels a higher speeds. 
Restaurants and inwardly-oriented shopping 
centers are clustered at major intersections such 
as Pershing Ave., Hoffner Ave., and Lee Vista 
Boulevard.  Some of these businesses focus more 
on airport travelers as their main customer base, 
rather than the surrounding community.

Beginning just south of Curry Ford Road, the 
character of Semoran Boulevard changes 
dramatically and becomes a more community-
oriented commercial business district.  The right-
of-way becomes a narrower 100 feet wide, and 
traffic slows.  A continuous strip of businesses face 
the road, each with their own driveway access.  
This is the Semoran Boulevard Business District, 
and the subject of this Vision Plan.



ÅParking Lot Landscaping ςOne way to create wider 
ǎƛŘŜǿŀƭƪǎ ǿƛƭƭ ōŜ ǘƻ ŎƘŀƴƎŜ ǘƘŜ [5/ ǘƻ ǊŜǉǳƛǊŜ άhardscapeέ 
and knee walls  in place of parking lot landscaping.

ÅBuilding Location ςPlace buildings closer to the street, with 
parking at the side or rear.

ÅPermitted Uses ςEncouraging mixed use redevelopment, 
changing the type of uses that are allowed in certain districts.

Iƻǿ Ŏŀƴ hǊƭŀƴŘƻΩǎ ½ƻƴƛƴƎ hǊŘƛƴŀƴŎŜ ƘŜƭǇ 
implement the Vision Plan for Semoran 
Boulevard?

¢ƘŜ /ƛǘȅΩǎ ½ƻƴƛƴƎ hǊŘƛƴŀƴŎŜ όŀƭǎƻ ŎŀƭƭŜŘ ǘƘŜ [ŀƴŘ 
Development Code or LDC) will be one of the main tools used 
to implement the Vision Plan.  The LDC includes standards for 
design features such as:

ÅSigns ςSize & types of signs, number of signs allowed; 
location on the property

ÅLandscaping ςTypes of plants and trees; location on the 
property.

5



Successful Zoning Regulationsare based on proper 
enforcement of the agreed-upon standards.  Once you and 
your neighbors decide what rules will apply to everyone, the 
City itself takes responsibility to enforce those rules, using its 
άǇƻƭƛŎŜ ǇƻǿŜǊǎΦέ  

Zoning Regulations Can Be Phased In Over Timeto make it 
easier for property owners to comply with a new 
requirement.

Here are some things about zoning that you may 
not have thought about before.

What is the Purpose of Zoning?ςMany people do not like 
the restrictions zoning places on the use of their own 
property, but still worry about what might happen on other 
properties in their neighborhood.  Think of the Zoning 
Ordinance as a compromise between you and your 
neighbors, and between you and the larger community.

You are restricted, but so are your neighbors.

Everyone knows what the rules are.

6



What unifying design themes will guide the 
Vision Plan for Semoran Boulevard?

The Semoran Boulevard Business District is more than just 
the sum of its parts.  Although we will look at Semoran 
.ƻǳƭŜǾŀǊŘ άtƛŜŎŜ .ȅ tƛŜŎŜέ ǘƻ ŜǾŀƭǳŀǘŜ ƛǘǎ ŎƘŀƭƭŜƴƎŜǎ ŀƴŘ 
opportunities, the unifying themes that stand out are 
guided by the planning principles of the Vision Plan. 

1.  Semoran Boulevard ðUnifying Themes

The planning principles that guide the Vision Plan are:

ÅWelcoming and guiding customers to the goods and services 
they need.

ÅPromoting a walkable, main street-style development 
pattern

ÅVisually de-emphasizing the automobile

ÅPromoting a mixture of uses

7



TEXTURED  
CROSSWALK

STREET  TREES  &  
LANDSCAPING

Welcoming and Guiding Customers to the Goods 
and Services They Need

The interchange reconstruction project completed in 2009 
offers a great new opportunity to make the Business District 
entries at Lake Underhill Road and Yew Drive even more 
welcoming and attractive to potential customers.

Turn this landmark into a great new entry to the business 
district ςStreet trees, landscaped pedestrian areas and 
textured crosswalks at the Yew Drive intersection will truly 
catch the eye.

Directional signage for customers entering from the SR 408 
ramp (left) are part of the vision, but not visible in this view.

LANDMARK  SIGN 
ON  BRIDGE  SPAN

ADD  FLAGS  TO  
BRIDGE  PILLARS

Turn an attractive bridge into a true landmark ςBuilding 
from the great foundation offered by the newly recon-
structedbridge, this Vision Plan proposes to add flags to the 
tops of its four pillars, then create an iconic landmark sign 
across the bridge span.

Please note that City resources are currently unavailable to  
fund the improvements shown in this vision.

8



Welcoming and Guiding Customers to the Goods 
and Services They Need

Attractive Intersection ςOverhead wires are replaced by 
mast-arms holding the traffic signals.

Crosswalk Enhancements ςAnother way to give the La Costa 
5ǊƛǾŜ ƛƴǘŜǊǎŜŎǘƛƻƴ ŀ άǎŜƴǎŜ ƻŦ ǇƭŀŎŜέ ǿƛƭƭ ōŜ ǘƻ ŀŘŘ ǎƛƳǇƭŜ 
enhancements like colored or stamped concrete crosswalks, 
special signs and/or banners.

Please note that City resources are currently unavailable to  
fund the improvements shown in this vision.

CROSSWALK ENHANCEMENTS

ATTRACTIVE 
STREET INTERSECTION

ADD DIRECTIONAL SIGNS

ADD BANNERS TO  
ATTRACT  CUSTOMERS

9



Why is the Sidewalk Important 
to Your Business?

aŀƴȅ ōǳǎƛƴŜǎǎ ƻǿƴŜǊǎ ǎŀȅΣ ά²Ƙȅ ǎƘƻǳƭŘ L ŎŀǊŜ ŀōƻǳǘ ǘƘŜ 
ǎƛŘŜǿŀƭƪ ǿƘŜƴ ŀƭƳƻǎǘ ŀƭƭ ƻŦ Ƴȅ ŎǳǎǘƻƳŜǊǎ ŎƻƳŜ ōȅ ŎŀǊΚέ  
This is a good question that deserves a good answer.

Yes, most potential new customers are drivers, yet the 
sidewalks and public spaces are the areas that they see first 
as they pass through the business district.  Will this first 
impression make them want to stop at your business?

So you might say that the main audience for attractive 
ǎƛŘŜǿŀƭƪǎ ŀƴŘ ǇǳōƭƛŎ ǎǇŀŎŜǎ ƛǎƴΩǘ Ƨǳǎǘ ǘƘŜ ǇŜŘŜǎǘǊƛŀƴǎΣ ƛǘΩǎ ŀƭǎƻ 
the thousands of drivers that pass by every day.

10



Promoting a Walkable
Business District ςRetail Districts

Sidewalks ς²ƛŘŜƴ ǘƘŜ ǇǳōƭƛŎ ǎǇŀŎŜ ōȅ ŀŘŘƛƴƎ  ŀ άhardscapeέ 
behind the sidewalk.  This hardscapeincludes brick pavement 
ŀƴŘ ŀ ƭƻǿ άƪƴŜŜ ǿŀƭƭέ ǘƻ ǎŜǇŀǊŀǘŜ ǇŜŘŜǎǘǊƛŀƴǎ ŦǊƻƳ ǇŀǊƪƛƴƎΦ  
This Vision Plan proposes this design for the public 
environment on the east side of Semoran Boulevard from 
Lake Underhill Road to Curry Ford Road.  On the west side, 
this design is proposed from Kalmia Drive to AndoraStreet.

Street furniture and street trees put the finishing touches on 
the public environment.

Landscaping can make outdoor areas more attractive without 
ōƭƻŎƪƛƴƎ ǘƘŜ ŎǳǎǘƻƳŜǊΩǎ ǾƛŜǿ ƻŦ ōǳǎƛƴŜǎǎŜǎΦ  

Chapter ___ of this Vision Plan sets proposed guidelines for 
design and location of landscaping on business properties, as 
well as the types of plant material to be used.

STREET FURNITURE{L59²![Y Ҍ άI!w5{/!t9έ

LANDSCAPING ALLOWS
VIEW OF BUSINESSES

STREET TREES

11



Promoting a Walkable
Business District ςOffice Districts

Sidewalks ςOne way that the needs of Office Districts are 
ŘƛŦŦŜǊŜƴǘ ǘƘŀƴ ǘƘƻǎŜ ƻŦ wŜǘŀƛƭ 5ƛǎǘǊƛŎǘǎ ƛǎ ǘƘŀǘ ŀ ǿƛŘŜǊ άǇǳōƭƛŎ 
ŜƴǾƛǊƻƴƳŜƴǘέ ƛǎ ƴƻǘ ƴŜŜŘŜŘ ƘŜǊŜΦ  ¦ƴƭƛƪŜ wŜǘŀƛƭ 5ƛǎǘǊƛŎǘǎΣ 
hǊƭŀƴŘƻΩǎ hŦŦƛŎŜ 5ƛǎǘǊƛŎǘ ǊŜƎǳƭŀǘƛƻƴǎ ǊŜǉǳƛǊŜ ǘƘŀǘ ōƻǘƘ 
buildings and parking lots be set back from the public 
sidewalk.

Street Trees ςThis Vision Plan proposes a consistent canopy 
of street trees in both the Retail and Office Districts from 
BroscheRoad (the Orlando city limits) south to Curry Ford 
Road.

Landscaping can make outdoor areas more attractive without 
ōƭƻŎƪƛƴƎ ǘƘŜ ŎǳǎǘƻƳŜǊΩǎ ǾƛŜǿ ƻŦ ōǳǎƛƴŜǎǎŜǎΦ  

Chapter _6_ of this Vision Plan sets proposed guidelines for 
design and location of landscaping on both office and retail 
properties, as well as the types of plant material to be used.

SIDEWALKS DO NOT 
NEED TO BE WIDER

WELL-LANDSCAPED ςBUT 
DOES NOT BLOCK VIEW

STREET TREES

12



Visually De-emphasizing 
the Automobile

The preferred location for parking lots should be behind the 
businesses instead of in front.  There should be enough 
parking to serve customers but not more than is needed.  
Outdoor areas should be attractive and inviting to customers 
arriving by car, by public transit or by foot.

Chapter _6_ of this Vision Plan sets proposed site design 
standards for new development, redevelopment and building 
renovations that will encourage better parking design.

13



Promoting a 
Mixture of Uses

Semoran Boulevard already provides a wide range of goods 
and services.  By promoting greater intensity and a mixture of 
uses as properties redevelop, the Vision Plan will encourage 
an even more vibrant and exciting business district.

Imagine the wide range of uses that will take shape in the 
2000-foot walk from Lake Underhill Road to the International 
House of Pancakes restaurant ςthe blue-roofed building in 
the far background of this photo.

14



2.  Improving Semoran Boulevard ðPiece By Piece

Because Semoran Boulevard is a large business district, it is important to look closer and see how it can be 
improved piece by piece.  This map shows the different locations within the business district that are 
given particular attention in the following chapters of this Vision Plan.

15



Welcoming and Guiding Customers

The SR 408 interchange reconstruction project completed in 
2009 offers a great new opportunity to make the Business 
District entries at Lake Underhill Road and Yew Drive even 
more welcoming and attractive to potential customers and 
those passing through.

SR 408 Bridge as it looks today ςThis is the view from the 
north, as seen from the intersection of Semoran Boulevard 
and Yew Drive.

The new bridge is a great improvement over the old 
overpass.  New architectural features include decorative 
pillars on both sides of the bridge span, attractive retaining 
walls, new lighting and underground utilities.

LOOKING  SOUTH  FROM  
YEW  DRIVE

3.  Semoran Boulevard ðEntries & Gateways
16



TEXTURED  
CROSSWALK

STREET  TREES  &  
LANDSCAPING

LANDMARK  SIGN 
ON  BRIDGE  SPAN

ADD  FLAGS  TO  
BRIDGE  PILLARSTurn an attractive 

bridge into a true 
landmark

Building from the great 
foundation offered by 
the newly recon-
structedbridge, the 
Vision Plan proposes 
to add flags to the tops 
of its four pillars, then 
create an iconic 
landmark sign across 
the bridge span.

Street trees, 
landscaped pedestrian 
areas and textured 
crosswalks at street 
intersections could 
truly be eye-catching.

Directional signs for 
customers entering 
from SR 408 ramps 
(left in each photo) are 
included, but not 
visible in these views.

(Please note that City 
resources are currently 
unavailable to  fund 
the improvements 
shown in this vision.)

LOOKING  NORTH  FROM 
LK.  UNDERHILL  RD.

LOOKING  SOUTH  FROM 
YEW  DRIVE



29Welcoming and Guiding 
Customers

Lake Underhill Road ςThe SR 408 
reconstruction project completed 
in 2009 offers a different set of 
challenges and opportunities for 
customers entering the business 
district from the west.  

The new SR 408 exit ramp puts 
these customers on Lake Underhill 
Road near Andes Ave., over one-
half mile west of Semoran 
Boulevard.  Even though the 
reconstruction project has greatly 
improved the appearance of this 
area, this business district entry 
can be made even more 
welcoming and attractive to 
potential customers by adding 
street trees and directional signs.

(Please note: City resources are 
currently unavailable to  fund the 
improvements shown in this 
vision.)

STREET TREES

DIRECTIONAL SIGNS

LOOKING  EAST  FROM 
ANDES  AVE.
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30Welcoming and Guiding 
Customers

Curry Ford Road Gateway ςFor 
customers traveling north on 
Semoran Boulevard, the highway 
narrows markedly as one 
approaches the business district 
at Curry Ford Road.  

These photos show how a 
relatively simple gateway feature  
at this intersection (such  as 
gateway columns, as depicted) 
could let visitors and customers 
know they are entering a new and 
unique community.

(Please note: City resources are 
currently unavailable to  fund the 
improvements shown in this 
vision.)

LOOKING  NORTH  TOWARD 
CURRY  FORD  RD.
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NorthNorth

{ŜƳƻǊŀƴ .ƻǳƭŜǾŀǊŘΩǎ 
Restaurant District

There are many eating places in the 
Semoran Boulevard Business District, but 
one of the greatest concentrations of  
restaurants is between La Costa Drive 
and Costa Del Sol Street.  Here you will 
find Perkins, La Caridad, Baskin Robbins, 
Oh! QueBuenoΗ ŀƴŘ ǘƘŜ ŦƻǊƳŜǊ {ƻƴƴȅΩǎ 
(now closed).

This concentration makes it a good place 
to demonstrate the design principles that 
can apply to restaurants ςand other 
retail businesses ςanywhere on Semoran 
Boulevard.

4.  Semoran Boulevardõs Retail Areas:
(A) The Restaurant District

20



Restaurant District ς
Design Issues

Public Areas: Sidewalks and Streets ς
These are the areas that customers see 
first as they pass  through the restaurant 
ŘƛǎǘǊƛŎǘΦ  !ƴŘ ŀǎ ǘƘŜȅ ǎŀȅΣ ȅƻǳ ŘƻƴΩǘ ƎŜǘ ŀ 
second chance to make a first 
impression.

Access ςSince the Florida Dept. of Trans-
portation installed medians  on Semoran 
Boulevard in 2008, southbound 
ŎǳǎǘƻƳŜǊǎ  ŎŀƴΩǘ ǘǳǊƴ ƭŜŦǘ ƛƴǘƻ 
ǊŜǎǘŀǳǊŀƴǘǎΩ ŘǊƛǾŜǿŀȅǎΦ  ¢Ƙƛǎ ƳŀƪŜǎ 
access via La Costa Drive and Costa Del 
Sol Street more important than ever.

The Alley ςBehind these businesses is an 
alley that is now unfinished and 
unsightly, but could become one of the 
wŜǎǘŀǳǊŀƴǘ 5ƛǎǘǊƛŎǘΩǎ  ƎǊŜŀǘ ŀǎǎŜǘǎΦ

Utility Corridor ςThis Vision Plan 
proposes possible new uses for this 
corridor, which is just behind the 
Restaurant District.

North

SIDEWALK & STREET

UTILITY CORRIDOR

A
C

C
E

S
S
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Restaurant District ς
The View From The Sidewalk

As can be seen here, Semoran 
.ƻǳƭŜǾŀǊŘΩǎ ǎǘǊŜŜǘǎΣ ǎƛŘŜǿŀƭƪǎ ŀƴŘ ǇǳōƭƛŎ 
spaces need improvement.  There are a 
lot of drivers in this photo, and they are 
all potential customers.  This is what they 
see today as they slow down to pass 
through the Semoran Boulevard Business 
District.  The following pages look at the 
wŜǎǘŀǳǊŀƴǘ 5ƛǎǘǊƛŎǘΩǎ ǇǳōƭƛŎ ŜƴǾƛǊƻƴƳŜƴǘ 
in more detail, and show recommended 
improvements to this public 
environment.
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Restaurant District ς
Challenges

This is the view of the Restaurant District as seen from the 
point of view of potential customers driving northbound on 
Semoran Boulevard.  What challenges and opportunities 
stand out here?

Sidewalk - The narrow sidewalk gives the area a cramped, 
uncomfortable feeling.

Landscaping - The hurricane-damaged tree gives this area a 
run-down appearance.  Even though most of the landscaping

is well-maintained, it is not well-placed.  In some places this 
ƭŀƴŘǎŎŀǇƛƴƎ ōƭƻŎƪǎ ŎǳǎǘƻƳŜǊǎΩ ǾƛŜǿ ƻŦ ǘƘŜ ōǳǎƛƴŜǎǎŜǎΦ

Uninviting Outdoor Areas ςLarge, hot, unmarked paved 
areas  do little to welcome potential customers.

LANDSCAPING BLOCKS
VIEW OF BUSINESSES

HURRICANE-DAMAGED 
TREE NEVER TRIMMED

UNINVITING 
OUTDOOR AREAS

NARROW SIDEWALK
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