OVERVIEW

CRA Target Areas
Special Development Plan
As part of the CRA visioning eﬀort, the City directed more focused planning eﬀorts to three
“Target Areas,” within the CRA. The three Target Areas are in key locations that create
entranceways, view-sheds, and/or proximity to employment generators. Redevelopment in
these areas is expected to generate additional economic development throughout the entirety
of the CRA. These Target Areas regulate components of urban form including street types,
block dimensions, building setbacks, building heights, and parking.

Target Area 1: Redevelopment Scenarios
Target Area One
The illustrative master plan for Target Area One was designed to meet the redevelopment goals of
the property owners and City to create an urban main-street atmosphere that supports a mixture of
residential and non-residential uses in a walkable form. This Target Area is bounded on the north
by SR 50, to the south by the Florida Turnpike, to the east by Maguire Road, and to the west by
Marshal Farms Road. The area contains 80 acres and has multiple owners. Portions of this Target
Area would include new development on remnant orange groves, while other portions would include
redevelopment, including the site of the recently demolished Colony Plaza Hotel. This site is a major
entranceway to the City of Ocoee from the south, including travelers from Windermere and central
Orange County.

Design Principles
The Illustrative Master Plan envisions Target Area
1 as a dense, urban, mixed-use place that focuses
on ﬂexibility and pedestrian oriented design. The
design principles listed below, reﬂect the shared
commitment of the City and the landowners to
create an urban pedestrian form and guide the
development of the vision:
•

•
•

•

•

•
•
•

•
Mainly
residential,
this block
still forms
the edge of
the street
with building
entries
oriented to
the sidewalk.

Parking lot
circulation
designed as
true street,
with building
facades
forming the
edge of the
space.
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Old Winter
Garden Road
extension
incorporates
wider
sidewalks to
support active
building
frontage
along the
edge of the
street.

North/South
Main Street
with continuous
active,
transparent
street frontage
on ground
floor forms the
pedestrianoriented heart
of the district.

Central
square
provides
organizing
public space
for the
district.

Optional plaza
with fronting
restaurant and
retail provides
true public
gathering space
and can be
linked with the
central square
for large events.
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The street network has a regular block pattern
that is ﬂexible enough to accommodate and
support a variety of urban land uses.
Buildings address and align to the street.
Buildings generally range between two
(2) and ﬁve (5) stories, although high rise
opportunities exist.
Density is dependent on the provision of
parking decks and the master stormwater
facility.
The land uses on any particular block are
interchangeable because of the underlying
urban development framework.
The public central amenity plaza is surrounded
by a retail “main street.”
The big box anchors are interior to the area to
activate the surrounding retail uses.
The Old Winter Garden Road extension is
an important potential connection across the
wetland areas; no development scenario may
preclude the construction of this roadway.
Each parcel/property owner has the ability
to develop their particular site on their own;
however, working together with all property
owners to master plan the area allows everyone
to be more eﬃcient with their land and
promote a more intense/dense development
program overall.

Block Framework

Block length and depth;
Building frontage requirements;
Building setbacks;
Building height;
Building coverage; and
Oﬀ -street parking.

Block 2
Block 1

Block 6

Block 3

Old Winter Garden Road Extension

Block 4
Florida’s
Turnpike

Target Area 1 Block Framework

Building Frontage

State Road 50

Insuring that buildings are located along the street frontages in a manner that promotes pedestrian
activity is one of the speciﬁc functions of the Regulating Plan. This intent is speciﬁcally provided as
one of the design standards for each development block and is referred to as a “building frontage”
requirement. In Target Area 1, those streets that are designed to function as a “main street” with
pedestrian oriented activities require that the buildings form a continuous frontage along the street.
The building frontage standard is measured by the percentage of the horizontal length of a wall of a
building that faces a street, along a line parallel to the street. For Target Area 1, the amount of building
frontage has been regulated in increments that include 100% frontage, 75% frontage, 50% frontage
or optional frontage. One hundred percent building frontage is used in areas that beneﬁt from the
maximum amount of enclosure for creating a sense of place, including around the central park feature
and along the main north/south road. The Old Winter Garden Road extension has a wide right-of-way
and, therefore, needs a high percentage (75%) of building frontage to maintain an adequate sense of
enclosure. Because of existing conditions along Maguire Road and SR 50 the place-creating eﬀects of
building frontage is signiﬁcantly diminished; therefore, frontage is only required at 50%. Frontage is
optional elsewhere in the Target Area.

Block 2
Block 1

Block 6
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Block 5

Block 3

Old Winter Garden Road Extension

BUILDING
FRONTAGE
REQUIRED 100%
REQUIRED 75%
REQUIRED 50%
OPTIONAL

Block 4
Florida’s
Turnpike

Target Area 1 Building Frontage

Aerial Location
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Block 5

Maquire Road

•
•
•
•
•
•

State Road 50

Maquire Road

In order to create a system of land subdivision and development which links one area to another, land
should be organized by development blocks. Blocks are designed to conform to a street pattern that is
connected and provides internal connections and external linkages. The size, location and placement
of blocks respect the natural features of Target Area 1 by recognizing the environmental features of area
and incorporating the protection and preservation of these features as an amenity to the development
plan. The Regulating Plan for Target Area 1 identiﬁes six (6) blocks for which speciﬁc design standards
have been identiﬁed that conform to the principles of the Illustrated Master Plan and include:

BUILDING
AREA

Target Area 2: Redevelopment Scenarios
Target Area Two
The redevelopment scenario created for Target Area Two was designed to respect the suburban nature
of Buford Avenue as an entryway into the historical downtown of Ocoee while providing options for
the highest quality suburban form and providing for a transition to more supportive urban residential
development to the east. Target Area 2 contains 192 acres and covers a large portion of the land
between Maguire Road, Blackwood Avenue, Shoal Creek, and SR 50. A key feature of this area is the
waterfront along Lake Bennet to serve as an amenity for future redevelopment in the area and create an
opportunity for a dynamic, vibrant view-shed into this area from State Road 50.

Design Principles
•

•

•
For Target Area 2, the City will require development to be in the form of a block
structure connected to Maine Street.

•

Legend
100-Year Floodplain
Wetland
Sub Area 1 - Suburban Design
Sub Area 2 - Urban Design
Proposed Roadway
Potential Signal Location
The areas along
Bluford Avenue are
envisioned to have
a less density within
a hybrid suburban
character –
maintaining existing
tree canopy but
allowing parking
lots between
buildings and the
street.

The area around
Lake Bennet is
envisioned to
have an urban
character, with
buildings placed
close to the
street, more
density, and
a mixed-use
environment.
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A public edge,
in the form of
park or open
space, should
be maintained
around a large
portion of
Lake Bennet.

The primary
2-lane eastwest road must
incorporate
elements to
reinforce a slow
design speed
and connect
Maguire Road
to Blackwood
Avenue.
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The future street network must have a regular
block pattern and
be ﬂexible enough to accommodate and
support a variety of urban land uses.
Create road connections that ultimately join
Maguire Road and Bluford Avenue in the west
to Blackwood Avenue in the east.
Access into the area should be provided from
SR 50, Bluford Avenue, and Blackwood
Avenue.
Utilize Lake Bennet and the northern wetland
system as an amenity and keep their edges
public.

Road Network
Very little of the future road network has been set by the Development Plan for Target Area 2, however,
the City still desires that the area become a more urban, walkable place. The Plan provides ﬂexibility
and helps to ensure connectivity, both internal and external, by regulating minimum and maximum
block dimensions. These dimensions are large enough to provide a range of development potentials on
any given block, but also discourage blocks from losing their pedestrian scale by becoming too large.
There is, however, one main east-west road that is required by the plan. The exact alignment of
this road has not been set, but potential alignment “Areas” were established to show where the road
placement would be acceptable. This road extends from Maguire Road, through Bluford Avenue, and
links up to the existing dead-end at Blackwood Avenue. At least four north-south connector roads
must also be provided, though their placement is not speciﬁed by the Plan.
The Plan also shows where limited access points from Bluford Avenue and State Road 50 are permitted
in addition to full intersections.

Optional Example Block Structures

Optional Example Block Structure 1 - This example features
a unique alignment for Road “B” which includes a bifurcated
one-way pair enclosing a linear park. The eastern side includes
a smaller block structure that incorporates small park squares
at the interior intersections. Example 1 is the only structure
that has a stretch of private edge to Lake Bennet that is not
fronted by a road.

In order to provide for additional development ﬂexibility, if a development team partnership wants
to create a more ﬂexible development footprint for the area, then the City would also accept creation
of an alternative development form as requested by the developer that would include the standards
outlined as follows.
In addition to the network and sub-area standards, the Special Development Plan provides three
optional example block structure designs that meet the requirements of the regulating plan. All three
examples include two main “A” and “B” streets, though they diﬀer slightly in their alignment. These
optional examples contain 14 development blocks with a range of dimensions. Larger blocks are
generally located to the western side of the Target Area and smaller blocks to the eastern portion of the
site. These optional examples have at least two access points on Bluford Avenue, one on State Road
50, and one on Blackwood Avenue. Each optional example also maintains a park edge adjacent to
Lake Bennet in the south and the wetland system to the north. Details of the unique features of each
example are provided in the report. The diagrams on this page represent 2 of the 3 optional example
block structure designs that were created as a part of the regulatory plan (Example Block Structure 1
and 3). In the optional examples on this page, the City would allow more ﬂexibility in development
form with the block size set commensurate with the edge of the roadway network.

Optional Example Block Structure 3 - Example 3 features the
narrowest development blocks adjacent to Bluford Avenue of
the three examples, allowing room for smaller-scale frontage
commercial. Larger development blocks are interior to the site
and some streets have a more curvilinear pattern.
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Target Area 3: Redevelopment Scenarios
Target Area Three
The third and ﬁnal Target Area focuses on the land owned by Health Central Hospital between SR 50
to the north, Old Winter Garden Road to the south, Blackwood Avenue to the west, and SR 408 to
the east. The Target Area site is approximately 90 acres and houses the iconic Health Central Hospital
with 171 acute care beds and the Health Central Surgery Center. Of the acreage, 84 acres are owned
by the hospital and the remaining six acres are divided between two residences and right-of-way which
may ultimately give way to hospital uses. This area has the potential to become a major center for
economic development in the City as well as a gateway into the CRA, and will greatly beneﬁt from
a more detailed planning focus. Close cooperation between the City and the Hospital has resulted
in a framework for this Target Area that will position the property to develop into a quality urban
environment for employees, patients, and visitors.
Conceptual Plan. The key feature of this plan is a central park space running east to west that is lined with
buildings forming a building “quad”. The park is anchored at both ends by larger institutional uses. The
medical uses are distributed throughout the site and interspersed with mixed-use buildings. Surface parking
lots are located to the exterior of the quad.

Design Principles
•
•

•

•
•
•
•
•

The eastern
edge of
Blackwood
Avenue
should have
buildings
placed at
the edge of
the sidewalk
consistent
with the
established
streetscape
pattern.

Expansion to
the hospital
platform can
happen in
multiple forms
within and/or
across the street
network.
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Service areas
and parking
areas are
internalized
within
blocks to
the greatest
extent
possible.

Stormwater
management
should be
utilized
as a park
amenity for
development.

A green plaza
area can serve
as a central
focal point
and area for
pedestrians to
congregate as
the internal
blocks of the
site develop
over time.

The connection
from Hempel
Street to
State Road
50 should be
made through
a network of
streets rather
than a direct
connection.
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Create a uniﬁed development program that
contains a pool of entitlements.
Establish an internal block structure that
creates ﬂexible pods of developable land that
can transition and intensify over time.
Blocks should be as regular as possible to
accept the widest potential of future uses
including: hospital expansions, medical oﬃce,
clinical space, mixed-use, residential, parking
lots/structures, and open space.
Create new road connections between SR 50
and Old Winter Garden Road.
Protect residents on Hempel Avenue from cutthrough traﬃc.
Preserve and enhance the visual impact of the
iconic architecture of the hospital.
Utilize buildings and open spaces to eﬀectively
address key frontages, edges, and adjacencies.
The density/intensity achievable on the site
is predicated on the use of parking structures
and master stormwater systems.

The size and shape of the Target Area allows for an eﬃcient urban arrangement and size of development
blocks. With recommended urban block lengths and widths of between 400’ and 800’ the site holds
3-4 blocks in the east-west direction and 2-3 blocks in the north-south direction. The potential block
diagram below shows a possible application of the recommended block dimensions. The blocks can
even be made to build around and enhance the existing circulation of the hospital. Connections can be
made at existing intersections, however, care must be taken to prevent cut through traﬃc on adjacent
residential streets such as Hempel Avenue. Where cut through traﬃc has the potential to cause harm to
residential areas, the network must be designed to calm traﬃc and prevent abuse to residential streets.

Buildings
Placing buildings to the exterior of the blocks in an urban form has many advantages including:
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Potential block layout for Target Area 3 using the recommended
block dimensions. Note there is no direct connection between
SR 50 and Hempel Avenue, reducing the potential for cutthrough traffic.

Blackwood
Avenue

Helping to maximize the number of potential uses on a development block;
Helping to maximize the potential intensity of the uses on a block;
Maximizing the blocks ability to transition and intensify over time;
Creating a more appealing pedestrian environment;
Addressing adjacent uses; and
Creating a unique sense of place.

Old

Old

Stormwater
As the hospital expands and new uses are built on adjacent blocks, the extra space within blocks may be
temporarily used as stormwater. However, as the blocks intensify and build out, a master stormwater
plan must be developed for the entire campus. The amount of stormwater ponds required is also a
function of the Hospital’s willingness to employ exﬁltration systems in the construction of buildings
and parking structures and through pervious paving techniques. The placement of stormwater in a
future master stormwater system will be largely dictated by the natural slope of the site to the northeast.
Regardless of the placement of the stormwater facilities, they must be designed and constructed as
amenities for use by medical personnel, patients, and visitors to the campus.
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A building layout for the potential block layout. Note that retail
buildings are addressing the existing buildings across Blackwood
Avenue and that the view of the Hospital from SR 50 has been
preserved.

Blackwood
Avenue

•
•
•
•
•
•

Blackwood
Avenue

Blocks

Old
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Example of Master Stormwater Pl
Plan

Aerial Location
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Recommendations/Next Steps
The major purpose of this study has been to create a vision for the City of Ocoee’s CRA Area that will generate opportunities for mixed-use areas throughout the CRA,
improve open space and transportation connectivity, and allow for ﬂexibility in development. As outlined in this document, basic design principles were developed in
conjunction with the City, citizens, business owners, and developers to help guide the formation of a Framework Plan and more detailed Target Area Plans. Now that
the Vision for a better Ocoee has been ﬁrmly established, the next steps will solidify the City’s commitment to that Vision. The recommendations below outline the
steps that will help accomplish the Vision for Ocoee.
1. During the next EAR based amendment cycle, the City should
adopt speciﬁc language into the Comprehensive Plan addressing the
recommendations of this Special Development Plan.
The Future Land Use Element should be amended to formally adopt the
Vision Statement of the CRA, to add a new mixed-use land use category
or other mechanism to implement the relevant recommendations (network,
design, form, density/intensity, etc.) of the CRA Target Areas regulating
plans, and to identify economic development incentives within the CRA.
The Capital Improvements Element should be amended to include a method
of prioritizing CRA infrastructure enhancements.

5. The City should consider adopting development standards for the historic
downtown that are consistent with the new standards recommended for the
CRA.
Ocoee’s historic downtown is an important part of Ocoee’s character and
should be considered as a redevelopment area that is complementary to the
CRA. Without this consideration, redevelopment eﬀorts in the CRA may
detract from redevelopment and new development within the downtown,
causing deterioration of this area. By creating complementary development
standards for the downtown and the CRA, the City can help to ensure that
both areas beneﬁt from quality urban redevelopment and new development.

2. The City should adopt a form based code implementing the urban design
recommendations of the study.
Traditional zone based codes are most eﬀective when regulating based on
the type of use. However, they are not eﬀective at regulating to a desired
development form, particularly when an urban form is desired. Because it is
the desire of the City for the CRA to become an urban place and incorporate
design that encourages mixed-use and pedestrian friendly environments, a
form based code is the most viable option.

6. The City should create a wayﬁnding/signage program for the CRA.
As the CRA redevelops into a denser, urban place, the number of potential
destinations and transportation options will increase signiﬁcantly. This
positive outcome will increase the need for additional wayﬁnding for
automobiles and pedestrians as they move through and around the area. A
coordinated signage plan should be produced to most eﬃciently direct traﬃc
and maintain a consistent design theme throughout the CRA.

3. The City should create architectural design standards to support a form
based code.
In support of the form based code that will regulate aspects of the redevelopment
of the CRA such as density/intensity, road network, streetscape, building
setback and frontage, the City should also consider creating architectural
design standards. These standards would regulate in more detail the face that
buildings put to the street including aspects of color, material, architectural
detailing, lighting, and store front treatment.

7. The City should complete a Multi-Modal Mobility Plan for the CRA that
focuses on improving interconnectivity through planning for multiple
modes of transportation.
The purpose of a Multi-Modal Mobility Plan is to increase land values; provide
for less automobile reliant development; set a more eﬃcient development
pattern as the CRA develops; provide consistency with new state legislation;
enhance bicycle/pedestrian mobility and street connectivity; promote
a development form that is more consistent with the Vision of the CRA;
and evaluate future rail and bus rapid transit opportunities as well as local
circulators.

4. The City should update the State Road 50 Overlay with new urban
standards to replace the existing suburban standards.
The City of Ocoee has entered into a Joint Planning Agreement with the City
of Winter Garden and Orange County to regulate design standards along SR
50. These design standards are now outdated and do not reﬂect Ocoee’s desire
to create urban places along SR 50. The standards are suburban and corridordriven and do not eﬀectively relate to more urban centers, neighborhoods,
setbacks, buﬀering, and landscaping. The City should coordinate with
Winter Garden and Orange County for an update to the design standards
utilizing a more urban framework.
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8. The City should develop a capital project plan and graphic support materials
that will serve as a useful guide for deﬁning necessary improvements
consistent with incremental development over time and how to fund these
improvements.
A critical component of the plan is the formulation of funding mechanisms,
both public and private, which deﬁne practical ways to pay for necessary
infrastructure and amenities in support of development over time.
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Incentives for redevelopment activities can be built into the basic construction of the City’s future land use and zoning maps to ensure that the City’s redevelopment
goals are met while maintaining the design and aesthetic quality desired to achieve the City’s vision statement for the CRA.

Adopted Future Land Use
FLU

Area (acres) Percentage

CRA Boundary

Low Density Residential

47.0

4.1%

Target Areas

Medium Density Residential

20.0

1.8%

High Density Residential

59.3

5.2%

Professional Offices and Services

25.8

2.3%

Commercial

629.3

55.1%

Light Industrial

90.9

8.0%

Heavy Industrial

17.3

1.5%

Conservation/Floodplains

194.6

17.1%

Recreation and Open Space

0.0

0.0%

Public Facilities/Institutional

56.8

5.0%

Total

1141.16

Target Area One

Target Area Two

Target Area Three

Development of a form
based code is sufficient
to address the
implementation of the
recommendations.

Adopt a flexible Special
Development Plan that
promotes transition to
urban forms of
development and
connectivity.

Consolidate existing land
use and zoning into one
category that supports the
land use vision.

Adopted Zoning
Zoning

Area (acres) Percentage
A-1

12.9

1.2%

C-2

292.8

28.0%

C-3

399.3

38.2%

I-1

125.2

12.0%

I-2

16.9

1.6%

P-S

35.4

3.4%

PUD-COM

14.9

1.4%

PUD-LD

43.6

4.2%

PUD-MD

17.1

1.6%

R-1A

1.2

0.1%

R-1AA

1.5

0.1%

R-3

48.6

4.6%

Unclassified

34.7

3.3%

Total
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CRA Boundary
Target Areas

1044.1
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