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ACTION PLAN
Tools Suggested Action Strategy Timing LeadOrganization

US 17 92 serves an important function as a

MAIN STREET and REGIONAL CONNECTION

and can contribute more to the community
THROUGH

LANDSCAPING
and INTERACT WITH

THE PUBLIC realm it creates
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The Lake Ircosillis currently
vacant hctwten existing singlc
family residential areas and an

aging hopping center hs

strahgic location near the

ilHcfScctinn of US 17 92 and

Stare Road 434 provides good
n gional acCl

i and as surrounding
propcrtk rcdfVdop theallow

opportunities for connlrioll

whhout reliance Oil US 17 92
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Attract a greater arrayof convenience goods and

MT eRA Coordinator

services such as drug stores foodstores and fjtness

centers to support the growing residential and

OfficeJpopulations

cr I

Develop a retail marketing plan targfting 2audienCf s

Developer To promote available sites and market

support to retail developers
Retailer To promote available retail space and market

support to appropriate retailers

Improve the current Facade program
Create a better process for business owners to
better utilize the program reviewthe Apopka eOBG

faade grant

Expand existing rehabilitation tax credit program to

include the newly created mixed use district areas and

achieve the following
Retentionof the scale of existing buildings that have

been identified as reorganize in the threelens

strategy

Encourage the development of newretail centersto

strengthen the convenience goods and services trade as

identified in the threelens strategy as redevelop

eRA oordinat rIT

oPPortun t Sf I p n I Dfor additional parks plaza s that wouldcontribute to

creatmg a sense of community

RPA eRA ooridnator

Work with FOOT on streetscape within the corridor as

illustratedin the implementation section

Additional street network opportunities that provide
alternate routes from 17 92
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History
us 17 92 isone of the most significant commercial corridors in Semi

noleCounty It is the Couory s Main Street the only lrgrade roadway
hat traverses the entire Counry on its nOTth south axis 1he physical

economic and functional condition ofthe US 17 92 corridor has a great
effect on the citizens of several communities

The US 17 92 Corridor is an imporrant road and all imporrant place in

Seminole County h isone of the three target areas for economic de

velopment as identified in rhe Seminole County Economic Development

Strategic Plan II is rhe main roadway that connects the entire central parr
of the County and it isan ullderurilized community resource that can

enhance the ViSlUI image rhe economic perfornuflce lnd the livabiliry of

Seminole County h is J place where redeveloPlllenr can be accomplishffi
and encouraged

lhe US 17 92 Corridor Redevelopmenr Plan adopted by tbe County
and lileparridpning cities in 1997 contains goals and objectives related

to land use planning infrastruCture and services land development regu
tuiollS economic developmenr housing and ile5thetic design The up
dated master plan for the eRA for each Sub District within the CRA has

been underway with the Fern Park Subdistrict in 2004 tothe remaining
Sub Districts in 2006 Casselberry Winter Springs Lake tary Sanford

and Historic Sanford

Corridor Strategy Plan
llleCorridor Straugy Plan for each Sub DistriCt focllsed on both pri
vateand public investment for the corridor identif ing key locations for

redevelopment and key areas for additional public investment lhe Map
identifies the suggested illlprovemems by public investmenr dollars and

potC mitl private investment Theframework principles were established

toidentifY the sub districts strengths limitation dnd opportunities which

provide a framework for the corridor strategy Theaction plan identifies

specific oppoflunities and constrailHs fUr redevelopment of the corridor

Purpose
The purpose of this study is toidentify the problems and obstacles to

redevelopment in the Casselberry Wimer Springs Sub District and ro

creare a Redeveloprnellt Strategy based on a collective vision for the area

The plan will idemify redevelopmenr opportunities and public invest

menr for the COllllllunity Redevelopment Agency CRA COllnty and

the participating cities within the Sub District
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FRAMEWORK PRINCIPLES
Ibe joUowillg prillriples were establisbed to ide1ltifj

Ill sub districtsstrengths limitations tl1ld opportunities

whirhprovidesn jramnuorkfor tlu ronidor strategy

7be establishmrnt of tbeframework prbldples is necessary

to help create all ovrral corridorplancomistent with the

inputfrom the 11l1riollstakebolders i111ofted throllghout

the pmass

US 17 92 is considered to

be ONE OF THE MOST
SIGNIFICANT commercial
CORRIOORS in Seminole

County

The mission for the eRA is to REALIZE

the full ECONOMIC and FUNCTIONAL

POTENTIAL of the US 17 92 corridor

and EN HANCE THE COMPETITIVEN E55
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The OUnddncc of Llklo uHou h Uf the US 17 1 eRA i IIW nf the

MCl S grCl l M a ol t5 Theyoff anllnitk thaI impru t rcallJutcvaIUl S

provide TlCwatinnal uppnrtunjrko and c ntriboutc Inthe corridor lCmc

of placc It i important tu prtCrvc the vkws acm111u Jnd public

cdgt s KJ thaI the lAkes pru idc the gremsT poihkhndit t cwry nc

within the community od those visiting the UlJ

Within rh lClUJI eRAhoundJri verylinle land uc j reidl nliJI i n nIfUrC

VbjIe the regional i mpllrranccufthe mad SUggClU thn the landa og it IndY

he ht I used for commercial putpCc the cI1mmcrdaJ eJLlhlhhmcm

needl lTong residential popuLHilln with go aca 0 the US 17 91

corridor tothrive Thi principle emphasizcs the impl rtancelfthi rt S

identialpopulation and Cks to incrtIl theaVailahiliry of R5idcntjal Irea

JS idmtified in yellow

As cmpha ilt d in the dilCt inn nf traffic operations US 17 11 b

hurdened with a douhll duty Ifserving region ll tnd local trip TI1l

traffic volumes on Ihe mad arc dut in nil n1311 part Ihe numlx r of

can that In u ing it for dly III day crrmds and impk nips Creating
travel altlrnatiVts tothe road will allow w luld e Ul n to choulther

rnUk pJ ihly Jvoiding US 17 11 altogether ifthey wish

TIll CmdhrryfWimer Sprinp SuhDhuict will end t frum puhlic

pactS At preCnt nu puhlic pactarc located directly ll US 17 12

Big Trle Park i hJ ted off ofUS 17 1 111e mtl t viabll puhlic spaa5

in the area Jrcin the lSlahlhhl dneighhorhoods ufLvnblWocld 10 the wat

nfUS 17 91

Althllugh mmt f thc eRA nla hnon re idcmial the areal immldi

aldy outside nfits houndaries are moslly wcll csuhlished residemial

neighhorhoods The lown plat of LnnblWlIoJ directly wcst of US 17

12 is one nf this Suh District s uamples While redevelopment alung
US 17 1htndlh the entire tliln it shfluld not inlCrfere with thlloC

aublhhcdueas Redevelopment
Plan

1he objective of a redevelopment plan is to improve rhe

character of the built environment by crearing a stfJtegy The

strategy includes looking ar the existing fabric of the built

environment its physical context and the obstacles that

impede retievelopment A redevelopment plan should not

prescribe one way to change an entire area but foclls on an

approach thar identifies areas within the corridor thar may
need a different strategy wirl1in the overall plan The rhree lens

strategy suggests viewing the smdy area in three different ways

retaining existi ng fabricand revitalizing it reorganizingcur nt

development to allow it ro function more effectively in its

context and redeveloping key areas A three lens strategy
evaluates an area by physical constraints market conditions

and availability or land toredevelop in a way rhat will serveas

a caulyst for the entire corridor

The greuest initi tl opportunities for redevelopment in the

Casselherry fintcr Springs Sub District He arthe corridors

major intersections with US 17 92 namely Dog Track Road

Seminola Boulevard State Road 434 and State Road 419

Silkwood Court Presenrly the character of the area is largely
determined by the natureof rhe development along US 17 92

although atthese key corners land isespecially underlltilized

The redevelopment of a site will require infrastru
1 ure

improvements master sire plan designs and an access manAge
ment straregy Key sires could provide a guide toreinvestment

through design elements and potelHial returnofinvestmenr for

he eRA
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Make US 17 92 an

Amenity
US 17 91 r es an imporlJnt function a a main Slrletand a flWnllill

cnlllllCtion In the future it cancuntrihute mute tll he cnmmunity an

engaging trcetCJ pt that prC1vidl olmple and 1fe spJCe for all nlllde5 uf

trmspnrtaflfJn
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History
us 17 92 is one of the most significam commercial corridors in Semi

no Ie County It is the Countys Main Street the only drgrade roadway
that traverses the emire Couney on its north south axis The physical
economicand functional condition ofthe US 17 92 corridor has a great
effect on the citizens ofseveral communities

The US 17 92 Corridor is an irnporrlm road and an important place in

Seminole COllIllY h is one of the three target areas for economic de

velopment as identified in the Seminole Counry Economic Deve10pmenr

Strategic Plan h is the main roldway hatconnectS the entire cemfal pan
of the County and it isan unclerurilized comllluniry resource that can

enhance thevisual image rhe economic performance and the Iivlbiliry of

Seminole Counry It is a place where redevelopment can be accomplished
and encouraged

The US 17 92 Corridor Redevelopment Plan adopted by the County
and the participating cities in 1997 contains goals and objectives relat

ed to land use planning infrastrucrure and services land development
regulations economic development housing and aesthetic design 1he

updated master plan for rhe CRA for Ctch Sub District wid1in rhe

eRA has been underway with the Fern Park Subdistrict in 2004 0 the

remaining Sub Districts in 2006 Casselberry Winter Springs Lake

Mary Sanford and Historic S Ulford

Corridor Strategy Plan
The Corridor Strategy Plan for each Sub District focused on both pri
vateand public investment for the corridor identifYing key locations for

redevelopmelH and key areas for additional public investment 111e Map
idelHihes the suggested improvements by public investment dollars and

potential private investment The framework principles were established

roidentifY rhe sub disrricrsstrengths limitarion and oppornmiries which

provide a framework tor rhe corridor strategy Theaction pbn idelHifies

specific opportuniries and cOllsrrainrs for redevelopmenr of rhe corridor

Purpose
The purpose of this study is 0 identil the problems and obstacles 0

redevelopmelH in the HisOric Sanford Sub District and to create a

Redevelopment Stute based on a collective vision for the areJ 111e

plan will idelHifY redevelopment opportunides and public investment

for the Communiry Redevelopment Agency eRA County and the

participating cities within the Sub District

FRAMEWORK PRINCIPLES
7 followillgprillcipks wert established to idmtifY

the suh districts strengths imitatio1lSdnd opportunities
which p1Olddes IIframeworkfor tbe corlidor strnugy

Tbe establishment ofthi framework p inrip s is JJecessary

to help neaU an OI rrl1l conidolplAn consistent with tu

input from the 1111r Olts stnkrholde1S bwolved throughout

thf process

US 17 92 is considered to

be ONE OF THE MOST

SIGNIFICANT commercial
CORRIOORS in Seminole

County
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Make US 17 92 an Amenity

Althnu us 17 92 Crvcsan impurtlnl fUnction a a mlin 11 1 and a rtginnal connecliull
it can contrihutemon wlhmmuniIY thrnu h l1ndloC lping Ihat pruvide ampl md slfe

splC for 1 11 nHhoflrampUruion md huildinp that ddine ils Pace and inlaact with the

puhlic realm that 11 clt alc S nford hiI Tn ppurtunilk fin makingUS 17 2ln urban

boulc lrd l nl ale compatihle with existing d dopme
n1 due tn thn lativdr narrow righI

ofway HS fedthmugh the portion of he eu di rrjct nHtth of Park Drive

J
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The mission for the eRA is to REALIZE

the full ECONOMIC and FUNCTIONAL

POTENTIAL of the US 17 92 corridor
and EN HANCE TH E COMPETITlVEN ESS

Redevelopment Plan
The objective of redevelopment is roimprove the charac

ter of the built environmelH This is accomplished with a

stfaregy that includes looking Jt the existing fabric of the

built environment its context and the obstacles that impede
redevelopmem A redevelopment plan should notprescribe
one way tochan e an area but focus on an approach that

identifies areas within the corridor that may need a differ

entstrategy within the overall plan Such an approach views

the study area from duee different lenses retaining existing
fabric and revitalizing it reorganizingcurreIHdevelopment to

allow it ro function more effectively in its context and

redevelopment ofkey areas

Theconceptual plan illustrared here demonstrates the use of
Sanford s rradirional street grid toreorient the intersection of

US 17 92 and Park Drive around a central square 1his adds

public space to the sub districr and increases the developmeru
opponunity by l dding lors at corners and facing open space
and reducing the amoulHofland dedicated ro road rights of

way Thestrategic location in the Historic Sanford sub district

marks a change in the US 17 92 corridor and recognizing
this change through a redevelopment droft that affirms the

character of Sanford s traditional mban fabric will esrablish

a precedenr for how large scale change in the rest of the sub

distrkt can occur

It is important to notethat the Park Drive redevelopment is

a long term endeavor thar requires coordination of rhe City
of Sanford the US 17 92 eRA and the FloridJ Depan
melH ofTransporration 1he proposed return of investment

derailed in the following table my vary depending on the
natureof development pursued but this concept is intended

0 represent an opportunity to transfonn the entrance into
historic Sanford into a stronger symbol of the community s

character and idelHitas well as increasing the value and yield
of development in this section of the US 17 92 corridor
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Changes to US 17 92 5streetscape and driveway access standards can raise the profile of the
street and make it an amenity for the surrounding area



US 17 92 serves an important function as a

MAIN STREET and REGIONAL CONNECTION

and can contribute more to the community
THROUGH

LANDSCAPING
and INTERACT WITH

THE PUBLIC realm it creates

Park Drive
The conceptual plan iIlmrrah d here dCllllll1strarcs

rhe Wic ofSanford s uadirional stnct grid 0 reori

em the inrrscctioll of US 17 92 and Park Drive

lfound a central square This add puhlic spaclro

the uh dhtric and increases the development op

portunithy ddding lots olt curncrs md facing open

space and reducing rhe amount of land dedicated

toroad rights of way The malcgic location in the

Historic Sanford suhJistricr marks a change in the

US 17 92 corridor and tcCognizing Ihis change
Hough J rcdcvdnpmcm effort thou affirms the

chuacrcrof Sanford s uadiriollJ1 urhall fahric will

stahl ish a prcCcdclH t Jr how largc scdlc change in

the fcstof thcsuh dhtrict Cln occur

Ir is importJ 1H 0 nOll that the Park Drive rede

velopmem is d long h rm cndeavor that rcquires
coordination of the City of Sdnford the US 17 12

eRA and the f1urida Dcpartl1leIH of Tran ptlrta
don The proposed rerurn of invcslIllClH derailed

in the tClllowing tahle nuvary depending on the

nature ofdevelopmllllpursued hur this concept is

inrended to represent J ll oppurtunity tn rranform

thc eIHrance imo historic Sanford inro a stronger

s mhol of the CllllUllunitys chdractcr 1Ild identity
as well as increasing he value and yield of develop
ment in this ectioll of the US 17 92 corridor
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ACTION PLAN
Tools Suggested Action Strategy Timing Lead Organization

I
I

Develop a retail marketing plan targeting 2audiences

Developer To promote availablesites and market

support to retail developers
Retailer To promote available retail space and market

support to appropriate retailers

Attract a greater arrayof convenience goods and

services such as drug stores food stores and fitness

centers to support the growing residential and office

populations

Improve the currentFa ade program
Create a better process for business owners to

better utilize the program review the Apopka COBG

faoade grant

Expandexisting rehabilitation tax credit program to
include the newly created mixed use district areas and

achieve the following
Retentionof the scale of existing buildings that have

been identified as reorganize in the threelens

strategy

Encourage the development of newretail centers to

strengthen the convenience goods and services tradeas

identified in the threelens strategy as redevelop

Opportunitiesfor land purchaseshouldbe considered

for additionalparks plaza s that wouldcontribute to

creating a sense of community

Workwith FOOT on streetscape within the corridor as

illustrated in the implementation section

Restoration and completion of mid block alleys parallel
to US 17 92and throughout the CRA subdistrict

Reduce the numberof used carlots in favorof interim

uses that support retail by implementing newly adopted
regulations of motor vehicle sales and rental lots by
imolementinodistance reauirements for these uses

Create a streamlined prCKess for applicants adhering to

the framework principles of the corridor strategy

Allow for shared parking facilities and a reduction in

parking requirements for propertiesredeveloping or

reorganizing theirconfiguration usingalleys as the basis

for parking entry

Require crossaccess easements for newdevelopment
applications

Establish appropriate height standards in areas that

arebuffered from single family residential utilizing the

methodology provided in the implementation section

Create an amortizationschedule for non compliant signs
and provide a range of dates to commit to the newstan

dards that areflexible for the business ownen

Establish build tolines that require buildings to front US

17 92 and limit parking lots in the front of the buildings

Enhance the landscape requirements

Implement corridor wide signage standards that prohibit
pole signs limit the amount of signage permitted

Undertake a land use and urban design study for the

corridor

Adopt the Corridor StrategyPlan

Create a new Future landUse classification for urban

mixed use orrevise compatible zoning districts to include

mixed use and residential uses in General Commercial

Future landUse

Study the corridor to identify opportunities and strategies
for converting someof the large land holdings from auto
related uses tocommunity oriented retail drugstores
cafe s etc toservethe adjacent residential areas and

proposed residential

Include US 17 92 in a concurrency exception area

O Ongoing
ST ShonTcrm imnKdiatdl orwithin ltlc ycarl
MT MidTerm withill une tld mnC rcaf

LT Lmg Ttrm within Ihr C and 6v years
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CRA Coordinator

CRA Coordinator

CRA Coordinator

IT CRA Coordinator

RPA eRA Coordinator City of Sanford

CRA Public Works

Public Works and Transportation Engineering

City of Sanford Current Planning

CRA City of Sanford Current Planning

City of Sanford Current Planning

City of Sanford Current Planning

City of Sanford Current Planning

Cityof Sanford Current Planning

City of Sanford Current Planning

City of Sanford Current Planning

City of Sanford Current Planning

RPA

City Commission County Commission

City of Sanford long Range Planning

City of Sanford long Range Planning

City of Sanford long Range Planning and

Transportation Planning



US 17 92 serves an important function as a

MAIN STREET and REGIONAL CONNECTION

and can contribute more to the community
THROUGH LANDSCAPING

and INTERACT WITH

THE PUBLIC realm it creates

Com ml

Big Lots

Shopping Center
The hopping centerat the ourhwci in

tcrstction of US 17 92 and Lake tary
Boulevard providc an opportunity to

define olle of the main intcnt Ctions of

the Sub Dhtrk and directly cnnncct it

toLake 1innic which is not acccs ihlc

from the existing development
Mixed Com n 1J
RHidentla1
ApMtfMnb

Seminole Countys existing cnmplcx
of crvicc fadlitilS olfers a large ire

already under County ownership Ils

immcdialc aceiStoUS 17 92 and

adjacency tothe Seminole Community
ColI gc SeC campui make it a

symholic clHer Urhe Lake 1ary
Sanford Suh District as well J i an

importalH plan in rhe entire coumy

Rcdcvdopmcnt ofthis site to

bener udelH the internal sml tstoan

Bob Dance Properties
The exisling Bob DanclaUlo dl a1lr hip belwn Counry Road 427

and US 17 92 is for sale leaving hesile open for redevdopmem

opportuniry The proximiry tothe Countfive points services camp

and existing residential are3 with ace toCR 427 makes this a

strategic location for commercial and uffice devd lpment

f

ACTION PLAN
Tools Suggested ActionStrategy Timing Lead Organization

I
I

Develop a retail marketing plan targeting 2audiences

Developer Topromote available sites and market

support to retail developers
Retailer To promote available retail space and market

support toappropriate retailers

Attract a greater arrayof convenience goods and

services such as drug stores foodstores and fitness

centers to support the growing residential and office

populations

Improve the current Fa ade program
Create a better process for business owners to

better utilizethe program review the Apopka CDBG

fa ade grant

Expand existing rehabilitation tax credit program to

include the newly created mixed usedistrict areas and

achieve the following
Retentionof the scale of existing buildings that have

been identified as reorganizein the threelens

strategy

Encourage thedevelopment of newretail centers to

strengthen the convenience goods and services tradeas

identified in the threelens strategy as redevelop

Opportunities for land purchase should be considered

for additionalparks plaza s that would contribute to

creating a sense of community

Workwith FOOT on streetscape within the corridor as

illustrated in the implementation section

Additional street network opportunities that provide
alternate routes from 17 92

Commit toconcentrating County facilities at the Five

Points complex to maximize opportunities forredevel

opment of that site to increase the market for retail

restaurants and other convenience uses and to increase

the market forresidential development

Reduce the number of used carlots in favorof interim

uses that support retail by implementing newly adopted
regulations of motor vehicle sales and rental lots by
implementing distance requirements for these uses

Create a streamlined process for applicants adhering to
the framework principles of the corridor strategy

Allow forshared parking facilities reduction of parking
required and modificationsto landscape standards for

parcels that aremaking improvements to the property
Standard provisions to lDC shouldbe flexible for

reinvestment in the corridor Complete redevelopment
would not need this

Create an amortization schedule for non compliant signs
provide a range ofdates tocommit to the new standards

that areflexible for the business owners

Establish build to lines that require buildings tofront

US17 92 and limit parking lots in the front of the

buildings

Enhance the landscape requirements

Increase the height standards in areas that arebuffered

from single family residential utilizing the methodology
provided in the implementation section

Implement Corridor wide Signage standards that prohibit
pole signs limit the amount of signage permitted

Undertakea land use and urban design study for the

corridor

Adopt the CorridorStrategy Plan

Implement a newland use category that allows for mil

use development in strategic areas along the corridor

with an increase of height and intensity at appropriate
locations

Study the corridor to identify opportunities and

strategies for converting someof the large land

holdings from autorelated uses to community oriented
retail drugstores cafe s etc to seftle the adjacent
residential areas and proposed residential

Designate US 17 92 as a concurrency exception area
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CRA Coordinator

CRA Coordinator

CRA Coordinator

IT CRA Coordinator

RPA CRA Cooridnator

CRA Public Works Unicorporated Seminole County

City and County Public Works and Transportation
Engineering

Seminole County Commission

Current Planning Cities lake Mary Unincorporated
Seminole County

CRA Current Planning Cities lake Mary Sanford

Unincorporated Seminole County

Current Planning Cities lake Mary Sanford

Unincorporated Seminole County

Current Planning Cities lake Mary Sanford

Unincorporated Seminole County

Current Planning Cities lake Mary Sanford

Unincorporated Seminole County

Current Planning Cities lake Mary Winter Springs
Casselberry Unincorporated Seminole County

Current Planning Cities lake Mary Sanford

Unincorporated Seminole County

Current Planning Cities lake Mary Sanford

Unincorporated Seminole County

RPA

lake Mary City Commission Sanford City Commission

Seminole County Commission

long Range Planning Cities lake Mary Sanford

Unincorporated Seminole County

long Range Planning Cities lake Mary Sanford

Unincorporated Seminole County

long Range Planning Cities lake Mary Sanford

Unincorporated Seminole County



History
us 17 92 is one of the most significant commercial corridors in

Seminole Coullty It is the Counris MAin Street rhe only atgrade
roaclwt that rraverses the entire County on its nortlHouth axis The

physical economic and fUllnional condition of the US 17 92 corridor

has a great effect on the citizens ofseveral communities

The US 17 92 Corridor is an important road and an important place
in Seminole COUllty It is one of the three rouger areas for economic

developmenr as idenrified in rhe Seminole County Economic Devel

opment Strategic Plan It is the main roadway that connects the entire

cemral panof lIle Countand it isan underutilized community resource

that can enhance the visual image the economic performance and the

livability of Seminole CounfIf is a place where rooeve1opmelH cln be

accomplished and encouraged

TheUS 17 92 Corridor Redevelopmenr Plan adopred by the County
and rhe participating cities in 1997 conrains goals and objectives re

lated roland use planning infrastructure and services hmd developmenr
regularions economic development housing and aesthetic design 1he

updated master plan for the eRA for each Sub DisHict within he

CRA has been underway with the Fern Park Subdistrict in 1004 tothe

remaining Sub Districts in 2006 Casselberry Wimer Springs Lake

Mary Sanford and Hisroric Sanford

Corridor Strategy Plan
TheCorridor Straregy Plan for each Snb District focused on both pri
vate and public investment for the corridor idenriling key locarions for

redevelopment and key arelS for additional public investment 1he Map
identifies the suggesred improvemelHs by public investment dollars lOd

potential private investment The framework principles were established

toidemifY rhe sub disrricts strengths limitation and oppornll1iries which

provide a framework for the corridor Slrategy 1he actioll plan idemines

specific opportuniries and constraints for redevelopment ofthe corridor

Purpose
Thepurpose of rhis study is toidenrify the problems lOd obst tcles ro

redevelopment in the Lake Mary Sanford Sub District and tocreare a

Redevelopment Srutegbased on a colleCtive vision for the artlThe

plan will identifY redevelopment opportuniries and public invesrmenr

for rhe Community Redevelopmelll Agenl
eRA County and the

paniciplring cities within dle Sub District

FRAMEWORK PRINCIPLES
Ibefollowing prillcipks wertest lblis Jed to iJt1Jtify

tJw sub districtsstTllIgtbs imitations allJ opportunities

whichprotJiJeJ a framework for tbe corridor sl1augy

Ibt estahisJWlellt of tlu framework prl ipks is ntctSsary

to help reate an Oll U corfidorplan COllsisUJlt with tlu

inputfi om tht l ariollJ sttlkeboldlrs nvol edtbrougbout

Iblprocess

l
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US 17 92 is considered to

be ONE OF THE MOST

SIGNIFICANT commercial
CORRIOORS in Seminole

County
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lakes and Public Views
1110 ahundance of lakes hroughoul hl US 17 92 CRA i

olle of till area gre ueSr L d
TIly otfer ullenities lha

improve real l S ate values provide reucational oppor uni

tilo and cOJurihute 0 Ihe corridor s omeof plice It is

impClrranr II preserve hl viw acrus lakes md puhlk l dgl
to provide thgreallst poihle hellefit 10 everyone within

the cOl1l1llunitand IhoMvi iting rhoarea

The mission for the eRA is to

REALIZE the full ECONOMIC and
FUNCTIONAL POTENTIAL of the
US 17 92 corridor and ENHANCE
TH E COMPETITIVEN ESS

f
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Redevelopment Plan
Theobjective of redevelopment is ro improve the character of

rhe built environment This involves creating a straregy that

examines he exiSting fabric of the built environment its
context and the obstacles tbat impede redevelopment A

redevelopment plan should notprescribeone way ro changeln
area bur focus on an approach hat identifies areas within the

corridor rhatmay need a different srra egy within the overall

plan This srrategy suggests viewing the study area from three
dilfercm lenses retaining existing fabric and revitalizing ir

reorganizing current development toallow it rofunction more

effectively in irs context and redevelopment ofker areas

The sllb districts greatest redevelopmenr opporruniry is rhe

Seminole Counry public services center commonly referred

roas the Five Poifltscomplex on rhe west side of US 17 91

between Blish Boulevard and COUflty Home Road 111e cellter

is owned by the Count and is located betVoeen a major public
use and employmem center Seminole Communiry College
and US 17 92 Thesite presenrs tremendous opportuniry to

enhance the street nerwork provide additional space to meet

future Coumy needs and estlblish a cemer toanchor the US

17 92 corridor

Additional redevelopment opportunities exist atthe inrersec

rion of Lake Mary Boulevard lOd US 17 92 arthe present

Big Lots shopping center and near Counry Road 427 and US

17 91 around the exisring Bob Dance luro dealership

l5
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Define and Defend
Residential Neighborhoods

Create Alternative
Routes to US 17 92

Enhance and Create
Public Spaces

Add Residential Units
Within rhlaClual CRA houndarie

wry liule land UK is

rlSidenrial Whik the regional importance of rhe wad

UgglilS Ih lI rhe land along i ouIX hcs u ed for

cummerciJl purpoiC he e cummercial l Slabli hmenu Iwed

d strong r idnlial population with gllod ICCl tIJ Ihe US

17 92 corridor to thrive This principle mplusiJl i Ihe

importance of Ihis re idential population and MCks 0 incrcdK

rhlavailahility of r sidOlltLd drea as idelllifled in pllow In

panicular adding reidenti ll units near rhe Seminole

CommunilY Colkge campus and the Seminole County
puhlic erviccs Center adds opportunities f lr students and

emplo
l CSwho may wish 0 live

c1oSlr 0 rhese deMinations

1111 Suh Dislfic will hnefit from Ill Haibhilitof puhlic
pace 111e uh di lfict principal exiling impwved public

sp lCe i SUllland Park although he park doe not inlrJc

well widl US 17 92

Ahhough mo r If the suh dislrkt h non rosidenrial h
drea imrnedia eI olluidof ilo hlulld Jrie arc mod

wdJl uhlished rldidelHial neigllthorhllod
W

llilredl velnp
llH 1H along US 17 92 hndlr rhe entire region it should not

interfr with hM
S ahlished aras DeSign for commercial

and mixCd ue devdopllllllrthat i oriented CO US 17 92 and

docnot reiOll exio ting neighhorhonds for complete acces

Ao elllpha ized in the discU joll of r tffic operations US 17

92 i hurdlneJ wirh a douhlc Jury nf rving rlgional and

104al frips Th
trJ ff1c volul1Ie 011 the road arc duc in no

mall part tothe tlullIherof carrhat ar lIsing it fur day ro

dJ errands and simple ripCreating travel altt rnalives 10

the road will allow would he uSlr ro
chouolher routlS

po ihlavoiding the wad alrugether if thC y ish

Make US 17 92 an

Amenity
Although US 17 91 Krvcs an imponanr function 1 a

main rred and J rlgional 4 onnlCrinn ir can comrihur
mllre tl the community hrough landiCaping rhat engaging

trCl Clpcthai provideo ample and afe spacfill all modes

llftransporratil n



US 17 92 serves an important function

as a MAIN STREET and REGIONAL CON

NECTION and can contribute more to the

community THROUGH LANDSCAPING

and INTERACT WITH THE PUBLIC realm it

creates

New Oxford Road
Critical to the continued viability of the

Sub District is new access provided by an

expanded road network By providing new

roadway connections and access points
properties can re orient and recreate them

selves within the community

Stormwater Park
The wetland area behind the former Kmart

site is now a hidden area but can be trans

formed into a public amenity A redevel

oped Kmart site and the US 17 92 flyover
at SR 436 will both have stormwater

requirements The conceptual proposed
redevelopment combines these stormwater

ponds with existing wetland to create a

dual use water amenity Surrounding the

wetland stormwater pond are public areas

amix ofboardwalks open play spaces and

perhaps an open air lakeside amphitheatre

Tools Suggested Actions Strategy Timing Lead Organization

Continue to fund the Small Business Property ilOl CRA

Improvemen m I U
Pro dtivd p

ent liaison SerVi 5and RPA City and ounry staff

e e

r i

e jt sf mer T CRA

Kmart site

DO Seminole County Public Works

Complete water and wastewater service T Seminole County Environ
mental Services and City of

along US 17 92 Casselberry Utilities

Construct O Brien sidewalk gap improvements DLl Seminole County Public Works

New Oxford Road connection with trail
I

Seminole County Public Works

Construct regio al stormwater wetlan par S nol County Public Works

Construct multiple common stormwater fMTl CRA e inole County Public

ponds U Works

Complete construction of sidewaik network Seminole County Public Works

Library or other civic use
I rLTl Seminole County Board of

LJ County omfllssloners

Install neighborhood traffic calming systems 0 Seminole Co nty Public Works

Appropriate temporary use for former Kmart
I rsTl CRA

site U
Provide for a dedicated Code Enforcement rsTl Seminole County Board of

Officer for the Sub District U County Commissioners

Complete County Land Development Code update Seminole County Planning

Implement streetscape with trail connection 0 Seminole County Public Works

Construct Fern Park hardscape improvements Seminole County Public Works

Appropriate temporary use for former Kmart Seminole County Planning
site U

RA

Construct the Kewannee Trail

Provide for a dedicated Code Enforcement

Officer for the Sub District

Complete County Land Development Code update Seminole County Planning

o Ongoing
ST ShortTerm immediately orwithin one year
MT Mid Term within one and three years
LT Long Term within threeand fiveyears



History
us 17 92 is one of the most significant commercial corridors

in SeminoleCounty It is the County s MainStreet the only
at grade roadway that traverses the entire County on its north

south axis The physical economic and functional condition

of the US 17 92 corridor has agreat effect on the citizens of
several communities

The US 17 92 corridoris an important road and an important
place in Seminole County It is one of three target areas for
economic development as identified in the SeminoleCounty
Economic Development Strategic Plan It is the main road

way that connects the entire central part of the County and
it is an under uitilized community resource that can enhance
the visual image the economic performance and livability of
Seminole County It is a place where redevelopment can be

accomplished and encouraged
The US 17 92 Con idor Redevelopment Plan adopted by the

County and the participating cities in 1997 contains goals and

objectives related to land use planning infrastructure and ser

vices land development regulations economic development
housing and aesthetic design The US 17 92 CRA is divided

into four separate Sub Districts each of which is guided by its
own Strategy Plan

Corridor Strategy Plan
The Corridor Strategy Plan foreach Sub District focused on

both private and public investment forthe corridor identifying
key locations for redevelopment and key areas for additional

public investment The maps identify the suggested public
improvements and potential private investment The Frame
work Principles were established to identify the Sub Districts

strengths limitations and opportunities which provide a

framework forthe Corridor Strategy The Action Plan identi
fies specific opportunities and constraints for redevelopment
of the corridor

Purpose
The purpose of this study is to identify the problems and ob
stacles to redevelopment in the Fern Park Sub District and to

create a Redevelopment Strategy based on a collective vision
for thearea The plan willidentify redevelopment opportu
nities and public investment strategies for the Community
Redevelopment Agency County and the participating cities
within the Sub District

Thefollowingprinciples wereestablished

to identify thesub district strengths
limitations and opportunities which

provides aiamework or the corridor

strategy The establishment o Jiamework

principles isnecessary to help create

an overall corridorplan consistent with

the input i om the various stakeholders

involved throughout theprocess

L
Create Great Streets
Despite the strongneighborhoods and com

munity facilities in the Sub District the US
17 92 roadway defines the characterof Fern
Park US 17 92 and the streets ofFel11 Park
should be transformed to match the strength
of the adjacent neighborhoods

US 17 92 is considered to

be ONE OF THE MOST

SIGNIFICANT commercial

CORRIDORS in Seminole

Economic Opportunity Rede

veloped Former Kmart Site

The fonner Kmart site is important since it is
one of the larger redevelopment sites in the
Fern Park Sub District

Successful redevelopment of the former
Kmart site couldhave a significant catalyzing
eflcet on nearby commercial and residential

projects

Although market analysis projects a strong

capacity forurban residential development
both forsale and for rent it is expected that
the market will not immediately support
medium value residential on thesite until the
character of the Fel11 Park area is transfollned

through the New Oxford Road and the new

open space park

However with amoderate contribution to the
redevelopment of the site the site can lead the
Fern Park private redevelopment eflorts and
ultimately contribute to the County and CRA
tax proceeds

County

1

The mission for theCRA is to

REALIZE the full ECONOMIC and

FUNCTIONAL POTENTIAL of the

US 17 92 corridor and ENHANCE

THE COi IPETITIVENESS

Redevelopment Plan

The objective of redevelopment is to improve
the character of the built environment This

is accomplished with a strategy that includes

looking at the existing fabric of the built envi
ronment its context and the obstacles that im

pede redevelopment Such an approach views

the study area from three different lenses

retaining existing fabric and revitalizing it

reorganizing current development to allow it
to function more effectively in its context and

redevelopment of key areas

The redevelopment framework for the
Sub District recognizes that within the Fern
Park area a variety of unique development
conditions exists that will dictate different

redevelopment approaches The properties
within the Fern Park study area have been
evaluated based on the following approaches
no change incremental change and

probable change

Respect Market Conditions
All redevelopment should be supported by
the market Fern Park s market position
does not support the current retail although
other uses hold market promise These uses

include rental apartments condominiums and
townhomes restaurants regional office flex

warehouse and regional retail

Regional Sto watey
Ponds V
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Level the Redevelopment
Playing Field

Due to the simplicity of greenfield develop
ment most new growth happens there Fem
Park however is built out and all change will
come through redevelopment Redevelop
ment is much more difficult Parcel sizes arc

already decided streets and utilities must be

adapted existing buildings must be renovated
or rebuilt and neighborhoods arc in elose

proximity

J

I II

m

f a
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Identify Catalytic Infrastruc

ture Investments

No Change
This strategy applies to the residential areas

of Fern Park consisting of single family and
condominium residences The neighborhoods
arc strong and only need reinforcing Resi
dential density is expected to be maintained
Small scale additions to private homes will
continue to improve the stability and quality
of these areas Public interventions such as

traffic calming and code enforcement can

maintain the residential nature of these areas

Inlrastrueture projects represent the most ef
fective and immediate boost to the redevelop
ment of the Fern Park Sub District The State
has programmed both the Urban Reconstruct

Project and a proposed flyover at State
Road 436 to improve mobility and enhance
sa fety

Several projects and policy changes arc neces

sary to make redevelopment within the Fern
Park SubDistrict as attractive as development
in theCounty s remaining greenfield areas

Other opportunities for infrastructure
improvements as proposed inelude aNew
Oxford Road a series of regional stonnwa

tel ponds ineluding the conversion of the
wetland behind the fonner Kmart site into an

open space park enhancements to the public
transpOltation system and the constructionof
acivic use within the Sub District

Lake
orthe
Woods

Incremental Change
Along US 17 92 south of lake of the Woods
there is potential for small scale redevelop
ment In some places non residential parcels
by theCSX rail line or alake but inothers
there is no buffer between uses Parcel sizes
that arc narrow or shallow limitredevelop
ment opportunities as long as difficult parcel
consolidation is not a viable option due to a

weak market long term steps can help to in

crementally remake these underutilized areas

Probable Change
The intersection of US 17 92 and SR 436 is
the only regional location in the study area

capable of future higher intensity develop
ment Yet with the planned US 17 92 flyover
at SR 346 access and visibility to the site
from US 17 92 is significantly impaired
Given strategic access improvements and the

large parcel ownership pattern redevelopment
of the valuable real estate at this important lo
cation canadd tremendous value to the entire
Fern Park area



ro THE US HWY 17 92 CORRIDOR cg

The US Hwy 77 92 Corridor traverses the heart

ofSeminole County and Central Florida This

important roadway provides ready access

to all major commercial residential and

employment centers

Seminole County has designated this corridor

as the SEED district in recognition ofits valued

location and assets

ro FINANCIAL INCENTIVES cg

If your property is located in a designated
SEED area you may beeligible for a

2 500 Job Bonus Refund for each new

job created in a designated SEED area by
an eligible business These benefits may be

greater if the area has other designations ie

Enterprise Zone etc

Sales Tax Credit on building materials

purchased for the construction ofa housing
project or mixed use project in a designated
brownfield area

In addition if you enter intoa SEED Site
Rehabilitation Agreement SSRA you will be

eligible for
50 Voluntary Cleanup Tax Credit VCTC
applicable to Florida s corporate income tax

25 Additional VCTC if the property is

redeveloped with affordable housing
State Loan Guarantees for primary lenders up
to 50 on all brownfield sites and up to 75

if the property is redeveloped as affordable

housing

Federal benefits that may also beavailable
Site Specific Activities Grant to DEP to

conduct Phase I or II assessments and or limited
source removals for eligible recipients using
federal grant funds

National Brownfields Assessment Revolving
Loan Fund and Cleanup Grants
Brownfields FederalTax Incentive that

allows environmental cleanup costs to be fully
deducted in the same year they occur

ro WHY REDEVELOP cg

Cleaning up and reinvesting in SEED

properties facilitates job growth utilizes

existing infrastructure increases local tax

bases removes development pressures
on undeveloped open land as well as both

improving and protecting the environment

Seminole County s SEED Redevelopment
Program

Prevents the premature development of

greenspace farmland open space and natural

areas

Capitalizes on the area s desirable location and

economic strengths
Reduces public cost for installing infrastructure

in greenspaces
Creates jobs
Encourages the highest and best use of blighted
properties
Promotes voluntary cleanup
Minimizes or eliminates the need for state

cleanup and or enforcement costs

Encourages community revitalization

SEED redevelopment is ofgreat importance
in Seminole County where balancing strong
economic and community growth while

preventing suburban sprawl is an ongoing
challenge
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CONTACT John Metsopoulos
1055 AAA Drive Suite 145 Heathrow FL 32746

407 665 7133 Fax 407 665 7145
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