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Jeffrey J. Newton, County Attorney Jf ('A 
Joel D. Prinsell, Deputy County Attorney ~~ f 
Elaine M. Asad, Senior Assistant County"Attorney ~ / ~ 

November 10, 2021 

Eastwood Planned Development; Orange County' s Settlement Offer 
and Statement of Allowable Uses in Response to the Notice of Claim 
for Compensation or Other Relief Under Section 70.001, Florida 
Statutes, known as the Bert J. Harris, Jr. , Private Property Rights 
Protection Act, Presented by Eastwood Golf Club, LLC, a Florida 
Limited Liability Company, and Benge Corp., a Florida corporation 
CONSENT AGENDA ITEM: November 16, 2021 

On or about April 22, 2021, the attorneys for Eastwood Golf Club, LLC, a 
Florida Limited Liability Company ("EGC"), and Benge Corp., a Florida corporation 
("Benge"), the owners of certain real property in the Eastwood Planned 
Development, served a "Presentation of Claim Pursuant to Bert J. Harris, Jr., Private 
Property Rights Protection Act, Section 70.001, Florida Statutes" upon Orange 
County ("Claim"). 

According to the Claim, EGC and Benge seek relief from the Board of 
County Commissioners' decision on November 17, 2020, to deny a request for "a 
change determination to the approved Land Use Plan" for the Eastwood Planned 
Development. EGC and Benge assert in the Claim that the Board's action "has 
inordinately burdened a vested right to the specific use of the Property to be 
developed as Low Density Residential." 

Also, according to the Claim, EGC and Benge "obtained a bona fide, valid 
appraisal that demonstrates the loss in fair market value to the Property" resulting 
from the Board's denial is $17,285,000.00. Attached to the Claim is an appraisal 
report dated April 19, 2021, prepared by Richard C. Dreggors, GAA, Calhoun, 
Dreggors & Associates. 

Under the Bert J. Harris, Jr. , Private Property Rights Protection Act (the "Bert 
J. Harris Act"), the Board of County Commissioners (the "Board"), as the local 
governing body of Orange County, must do the following: 
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(1) make a written settlement offer pursuant to Section 70.001(4)(c), 
Florida Statutes (2020); and 

(2) issue a written statement under Section 70.001(5)(a) identifying the 
allowable uses to which the subject property may be put. 

The County Attorney's Office recommends that the Board authorize us to 
send EGC and Benge a written settlement offer on the Board's behalf proposing no 
changes to the action taken by the Board on November 17, 2020, and a written 
statement on the Board's behalf declaring the allowable uses to which the property 
identified in the Claim may be put. The written settlement offer and statement of 
allowable uses will be delivered to you under separate cover on or before 
November 15, 2021. 

If EGC and Benge were to reject the settlement offer and statement of 
allowable uses, and attempt to institute a cause of action for compensation in the 
Circuit Court under the Bert J. Harris Act, our office will vigorously contest the 
lawsuit, and raise any and all applicable procedural and substantive defenses. 

Also, in any such lawsuit, attorney's fees and costs may be awarded to the 
prevailing party. 

Please let us know if you have any questions or comments. 

ACTION REQUESTED: Authorization for the County Attorney's Office to 
execute and send Eastwood Golf Club, LLC, and Benge Corporation the 
written settlement offer and statement of allowable uses on behalf of the Orange 
County Board of County Commissioners. 

Attachment: the Claim 

c: Byron Brooks, County Administrator 
Chris Testerman, Deputy County Administrator 
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Eastwood Planned Development; Orange County's Settlement Offer 
and Statement of Allowable Uses in Response to the Notice of Claim 
for Compensation or Other Relief Under Section 70.001, Florida 
Statutes, known as the Bert J. Harris, Jr., Private Property Rights 
Protection Act, Presented by Eastwood Golf Club, LLC, a Florida 
Limited Liability Company, and Benge Corp., a Florida corporation 
CONSENT AGENDA ITEM: November 16, 2021 

This memorandum serves to supplement the memorandum that our office 
sent you on November 10, 2021, regarding the above-referenced matter. 

As promised in that earlier memo, attached is the proposed Settlement Offer 
and Statement of Allowable Uses in response to the Claim presented by Eastwood 
Golf Club, LLC ("EGC"), and Benge Corp. ("Benge") seeking relief under Section 
70.001, Florida Statutes, known as the Bert J. Harris, Jr., Private Property Rights 
Protection Act, from the Board of County Commissioners' decision on November -
17, 2020, denying their request for "a change determination to the approved Land 
Use Plan" for the Eastwood Planned Development. EGC and Benge assert in the 
Claim that the Board's action "has inordinately burdened a vested right to the 
specific use of the Property to be developed as Low Density Residential." 

Pursuant to that memo, the County Attorney's Office recommends that the 
Board authorize us to execute and send EGC and Benge's attorneys the attached 
written settlement offer on the Board's behalf proposing no changes to the action 
taken by the Board on November 17, 2020, and declaring the allowable uses to which 
the property identified in the Claim may be put. 

Please let us know if you have any questions or comments. 
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Attachment: Proposed Settlement Offer and Statement of Allowable Uses 

c: Byron Brooks, County Administrator 
Chris Testerman, Deputy County Administrator 
Katie Smith, Deputy Clerk, Comptroller Clerk's Office 
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BY ORANGE COUNTY BOARD 

0.6 C.0.U.N'lY. COMMISSIONERS 

.NOV 1 6- 2021 
- IN RE: PROCEEDINGS BEFORE ORANGE COUNTY, FLORIDA 

EASTWOOD G9LF CLUB, LLC, a 
a Florida Limited Liability Company, and 
BENGE CORP., a Florida Corporation 

ORANGE COUNTY'S SETTLEMENT OFFER AND 
STATEMENT OF ALLOWABLE USES REGARDING THE 

BERT J. BARRIS, JR., PRIVATE PROPERTY RIGHTS ACT CLAIM 
PRESENTED BY EASTWOOD GOLF CLUB, LLC, AND BENGE CORP. 

Pursuant to the Bert J. Harris, Jr., Private Property Rights Act, codified at Section 70.001, 
Florida Statutes (2020), Orange County, a Charter County and political subdivision of the State of 
Florida, by and through-its undersigned attorneys on behalf of the Orange County Board of County 
Commissioners (the "Board"), submits this written settlement offer and statement of allowable 
uses in response to the Bert J. Harris, Jr., Private Property Rights Act Claim presented by Eastwood 
Golf Club, LLC, and Benge Corp. (the "Claim"): 

The Claim alleges that the Board's decision on November 17, 2020, denying a request by 
Eastwood Golf Club, LLC ("EGC"), and Benge Corp. ("Benge") to make a substantial change to 
the approved Land Use Plan for the Eastwood Planned Development has inordinately burdened a 
vested right to the specific use of the property as described in the Claim to be developed as Low 
Density Residential. 

The Claim does not fall within the scope of the Bert J. Harris, Jr., Private Property Rights 
Act, and is without merit for multiple independent reasons, including but not limited to the 
following: 

I . Toe Claim is facially invalid and does not serve as a basis to institute a cause of action 
under Section 70.001(1) and (12), Florida Statutes, b_ecause it does not allege any rule, 
regulation or ordinance adopted after May 11, 1995, that the Board applied for the first 
time in denying EGC and Benge' s substantial change request so as to inordinately 
burden an alleged vested right to a specific use of the property as described in the 
Claim. 

2. Assuming without conceding that the Claim is not facially invalid for the reason 
expressed in the preceding paragraph, the Board did not apply any rule, regulation or 
ordinance adopted after May 11, 1995, or any amendment to any rule~ regulation or· 
ordinance adopted after May 11, 1995, that would create a cause of action under 
Section 70.001(1) and (12), Florida Statutes. 
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3. The Board's decision denying the request by EGC and Benge to make a substantial 
change to the approved Land Use Plan for the Eastwood PD did not apply any rule, 
regulation or ordinance adopted after May 11, 1995, or any amendment to any rule, 
regulation or ordinance adopted after May 11, 1995, in a manner that inordinately 
burdened an· alleged vested right to a specific use of the property as described in the 
Claim. 

4. Benge is not the owner of either of the parcels of real property described in the Claim, 
and therefore Benge is not a proper party to the Claim and has no standing to pursue 
the Claim under Section 70.001, Florida Statutes. 

5. Neither EGC nor Benge (assuming without conceding that Benge is a proper party and 
has standing) has a vested right under Section 70.001, Florida Statutes, as alleged in 
the Claim. 

6. The appraisal accompanying the Claim is not a bona fide, valid appraisal, as required 
by Section 70.001(4)(a), Florida Statutes. 

Accordingly, the County's settlement offer under Section 70.001(4)(c), Florida Statutes, is 
no changes to the Board's action on November 17, 2020. 

Also, for the property described in the Claim, the County's statement of allowable uses 
under Section 70.001(5)(a), Florida Statutes, are the golf course uses depicted for such property 
on the currently existing Land Use Plan for the property and as platted in the public records of 
Orange County. 

If this settlement offer and statement of allowable uses is rejected, and a lawsuit is initiated 
against the County by EGC and/or Benge, and the County prevails, the County reserves the right 
to recover its reasonable attorneys' fees and costs pursuant to Section 70.001(6)(c)2, Florida 
Statutes. 

[THE REMAINDER OF THIS PAGE HAS BEEN INTENTIONALLY LEFT BLANK] 
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Respectfully submitted this 16th day of November, 2021. 

~:P~ ED.PRINSEL 
eputy County Attorney 

Florida Bar No. 329101 
Joel.Prinsell@ocfl.net 
ELAINE M. ASAD 
Senior Assistant County Attorney 
Florida Bar No. 0109630 
Elairie.Asad@ocfl.net 
JEFFREY J. NEWTON 
County Attorney 
ORANGE COUNTY ATTORNEY'S OFFICE 
Orange County Administration Center 
201 S. Rosalind Avenue, 3rd Floor 
Post Office Box 1393 
Orlando, Florida 32802-1393 
Telephone: ( 407) 836-7320 
Counsel for Orange County, Florida 

CERTIFICATE OF SERVICE 

I HEREBY CERTIFY that on November 16, 2021, a true and correct copy of the foregoing 
was served via electronic mail and hand delivery on the following: 

Rebecca E. Rhoden, Esquire 
Hal Kantor, Esquire 
Lowndes, Drosdick, Doster, Kantor & Reed, P.A. 
215 North Bola Drive 
P.O. Box 2809 
Orlando, FL 32802-2809 
rebecca.rhoden@lowndes-law.com 
hal.kantor@lowndes-law.com · 
tina.althoff@lowndes-law.com 
lauren.korn@lowndes-law.com 
litcontrol@lowndes-law.com \. 

~J?.~ J~RINSEL~' 
Deputy County Attorney 



IN RE: PROCEEDINGS BEFORE ORANGE COUNTY, FLORIDA 

EASTWOOD GOLF CLUB, LLC, a 
a Florida Limited Liabili ty Company and 
BENGE CORP.; a F lorida Corporation. 

PRESENTATION OF CLAIM PURSUANT TO BERT J. HARRIS, JR. PRIVATE 
PROPERTY RIGHTS PROTECTION ACT, SECTION 70.001, FLORIDA STATUTES 

PROPERTY OWNERS EASTWOOD GOLF CLUB, LLC and BENGE CORP. (together, 

the "Owners"), by and through their undersigned attorneys, present this claim for compensation 

under Section 70.001 , Florida Statutes, the Bert J. Harris Private Property Rights Protection Act 

(the "Act") in regard to 1395 1 Golfway Blvd and 13950 Golfway, which are Parcel I.D.# 35-22-

31-1 993-04-00 1 and 35 -22-31-1993-00-007, respectively, ( collectively the "Property"). In 

support of this claim, the Owners state the fo llowing: 

1. The Owners purchased the Property in 2007. At all materia l times the Property has 

been zoned PD and is located in the Eastwood PD, and has a Future Land Use Map ("FLUM") 

designation of Low Density Residential. 

2. To develop the Property in accordance with these land use designations, Owners 

requested a change determination to the approved Land Use Plan ("LUP") requesting the 

fo llowing changes thereto: (i) a change to the designation of the Property from Golf Course, Clubhouse 

and Golf Course Practice Range to Single-Fam ily; (ii ) the addition of access points for ingress and egress 

to the Property as indicated by arrows to the proposed Phase 3 Area; and (iii) the reassignment of the 

remaining 304 res idential units within the Eastwood PD to the Property (the "Request"). 

3. On or about November 17, 2020, Orange County (the "County") denied the 

Request. 

4. The County ' s denial (the "Denial") has inordinately burdened a vested right to the 

specific use of the Property to be developed as Low Density Res idential. 

5. The Request was fully consistent with the County ' s Comprehensive Plan and the 

requested development is compatibl e with the surrounding land uses. 

6. The Owners substantiall y compli ed with all of the requirements of the County ' s 

Comprehensive Plan and land development regulations. The Owners spent signifi cant funds in 

re li ance on the Property ' s FLUM designation of Low Density Residentia l, PD zoning, the 

0909985\1820 14\ I 1036636vl 



approved LUP, which has 304 approved residential units and 25,824 commercial square feet 

remaining to be utilized in the Eastwood PD, the appli cable provisions of the County's land 

development regulations, as well as comments and recommendations from County staff members 

and the County's Chief Planner. 

7. The Owners shou ld have received County approval of the Request. 

8. The Denial directly restricts and limits the use of the Property to only golf course 

uses or open space, which is contrary to the Property ' s FLUM designation of Low Density 

Residential. 

9. Un less the County reverses the Denial , the Owners are permanently unable to attain 

the reasonable, investment-backed expectations for use of the Property as Low Density 

Residential. 

10. The Owners have obtained a bona fide, valid appraisal that demonstrates the loss 

in fair market va lue to the Property, as a result of the Denial, is Seventeen Mi llion Two Hundred 

Eighty-Five Thousand Dollars ($17,285 ,000.00) (the "Appraisal"). A copy of the Appraisal is 

included with this submittal. 

WHEREFORE, the Owners present this cla im against the County in the amount of 

Seventeen Million Two Hundred Eighty-F ive Thousand Dollars ($17,285,000.00) for 

compensation as a result of the Denial. 

0909985\182014\11036636vl 

Isl Rebecca Rhoden 
Rebecca E. Rhoden 
Florida Bar No. 0019148 
Hal Kantor 
Florida Bar No. 0142641 
Lowndes, Drosdick, Doster, Kantor & Reed, P.A. 
215 North Eola Drive 
P.O. Box 2809 
Orlando, Florida 32802-2809 
rebecca. rhoden@lowndes-law.com 
ha) .kantor@lowndes-la w .com 
I itcontro l@lowndes-law.com 
Telephone: 407-843-4600 
Facs imile: 407-843-4444 
Attorneys for Owners 



CERTIFICATE OF SERVICE 

This is to certi fy that a true and correct copy of the fo rego ing has been served upon Mayor 

Jerry Demings, Orange County Board of County Commissioners, 20 1 S. Rosalind Ave., 5th Floor, 

Orlando, Florida 32801, by eservice at Mayor@ocfl.net and hand delivery with copies to County 

Attorney, Jeffrey Newton by eservice to jeffrey.newton@ocfl .net and hand delivery at 201 S. 

Rosalind Ave., 3rd Floor, Orlando, Florida 32802 and Deputy County Attorney, Joel D. Prinsell , 

by eservice to joel.prinsell@ocfl.net and hand deli very at 201 S. Rosalind Ave., 3rd Floor, 

Orlando, Florida 32802, on April 22, 202 1. 

Isl Rebecca E. Rhoden 
Rebecca E. Rhoden 

0909985\182014\ I 1036636v l 
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Real Estate Appraisal Report 
of the 

Eastwood Golf Club/ 
Benge Corporation Property 

Former Eastwood Golf Course 
Orange County, Florida 

Prepared For 

Eastwood Golf Club LLC/Benge Corporation 
Hal H. Kantor, Esq. 

c/o Lowndes 
215 North Eola Drive 

Orlando, Florida 32801 

Prepared By 

Calhoun, Dreggors & Associates, Inc. 
728 West Smith Street 
Orlando, Florida 32804 

Valuation Date: November 17, 2020 

Calhoun, Dreggors & Associates, Inc. 



Calhoun, Dreggors & Associates, Inc. 
• Real Estate Appraisers & Consultants • 

April 19, 2021 

Eastwood Golf Club LLC 
Hal H. Kantor, Esq. 
c/o Lowndes 
215 North Eola Drive 
Orlando, Florida 32801 

Re: Property: 
County: 
Owners: 

Dear Mr. Kantor: 

Former Eastwood Golf Course 
Orange 
Eastwood Golf Club LLC & Benge Corporation 

As requested , I have personally inspected and appraised the above-referenced property 
located in Orange County Florida. The property represents the former and now closed 
Eastwood golf course. The owners of the golf course submitted an application for 
development of portions of the former golf course consisting of 73 acres of land 
designated for use as Low Density Residential in the Orange County Comprehensive 
Plan , whose stormwater needs would be provided on 18 acres of former golf course land 
for a total project development of 91 acres of the 278.46 acres formerly occupied by the 
golf- course. 

The purpose of my appraisal is to analyze the effect on the value of the property as a 
result of the Orange County Board of County Commissioners (BCC's) denial of the 
owner's rezoning application on November 17, 2020. The analysis completed within my 
appraisal would be utilized in the filing of a Bert J. Harris, Jr. Private Property Rights 
Protection Act claim against Orange County as a result of the denial on November 17, 
2020. 

728 West Smith Street• Orlando, Florida 32804 
Tel (407) 835-3395 • Fax (407) 835-3393 
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In preparation of my appraisal, I have consulted with Mr. Jim Hall, MURP, BLA with Hall 
Development Services Inc. (HDSI). A copy of Mr. Hall's report is included in the addenda 
of this appraisal. According to Mr. Hall the original Eastwood Planned Development (PD) 
allowed an additional 304 homes that were never constructed within the Eastwood 
community. Further analysis by Mr. Hall indicates that an appropriate number of homes 
based upon other site design requirements and market demand would be approximately 
224 homes. The development rights for construction for the 304/224 homes is vested 
within the original approvals of the Eastwood Planned Development (PD) by Orange 
County. 

In order to complete my analysis, for the intended use of my appraisal , I must invoke a 
hypothetical condition as defined under the Uniform Standards of Professional Appraisal 
Practice (USPAP). A hypothetical condition is defined as: 

"A condition , directly related to a specific assignment, which is contrary to 
what is known by the appraiser to exist on the effective date of the 
assignment results but, is used for the purpose of analysis." Uniform 
Standards of Professional Appraisal Practice, 2020-2021 Edition, Published 
by The Appraisal Foundation, Page 4. 

For proper appraisal analysis, a hypothetical condition must be invoked since the before 
value in my analysis assumes that the BCC had not denied the rezoning application on 
November 17, 2020. A second appraisal analysis is then conducted to analyze the value 
of the property recognizing the denial of the rezoning by the BCC on November 17, 2020. 

Supporting documentation and additional data is contained in the Addenda to this 
appraisal report. Additional data is also retained within the appraisers' files, which are 
incorporated herein by reference. 

An inspection of the subject property was made on February 25, 2021 . To the best of my 
knowledge and belief, the statements and opinions contained in this appraisal report are 
correct, subject to any further conditions specifically mentioned within this report. 

The undersigned hereby certifies that he has no past, present, or contemplated future 
interest in the property being valued. I have no conflicts of interest. It is further certified 
that neither the employment to make the appraisal , nor the compensation, therefore, is 
contingent on the values reported. 

Calhoun, Dreggors & Associates, Inc. 
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In my opinion , the difference in the market va lue of the property as a result of the County's 
denial of the vested rights as of November 17, 2020 is : 

SEVENTEEN MILLION TWO HUNDRED EIGHTY-FIVE THOUSAND DOLLARS 
($17,285,000) 

Respectfully submitted, 

Richard C. Dreggors, GAA 
State-Certified General 
Real Estate Appraiser RZ1628 

Calhoun, Dreggors & Associates, Inc. 
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HYPOTHETICAL CONDITION 

1. The property is being appraised under a hypothetical condition that assumes the 
BCC had approved the owner's request for rezoning on November 17, 2020. As 
a result, the before value analysis of the property analyzes the value of the property 
assuming the owner's rezoning application was granted . 

Calhoun, Dreggors & Associates, Inc. 
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS 

1. No responsibility is assumed for the legal description or for matters including legal 
or title considerations. Title to the property is assumed to be good and marketable 
unless otherwise stated . The legal description is assumed to be correct for the 
purposes of this report. 

2. It is assumed there are no hidden or unapparent conditions of the property, subsoil , 
or structures that render the property more or less valuable unless stated within 
the appraisal report. The appraiser(s) assumes no liability for any hidden or 
unapparent conditions of the property. No responsibility is assumed for such 
conditions, or for arranging for engineering studies that may be required to 
discover them. 

3. Possession of this report, or a copy thereof, does not carry with it the right of 
publication . 

4. Neither all nor any part of the contents of this report (especially any conclusions 
as to value, the identity of the appraiser, or the firm with which the appraisers are 
connected) shall be disseminated to the public through advertising , public 
relations, news, sales, or other media without the prior written consent and 
approval of the appraiser. 

5. This report is limited with regard to any additional facts and/or data which may 
become available subsequent to the date of report. The appraiser reserves the 
right to make adjustments and to update the value estimate as contained in this 
report. 

6. The property is appraised as if free and clear of any and all liens or encumbrances 
unless otherwise stated. 

7. Responsible ownership and competent property management are assumed. 

8. The information furnished by others is believed to be reliable. However, no 
warranty is given for its accuracy. 

9. It is assumed that there is full compliance with all applicable federal , state and local 
environmental regulations and laws unless noncompliance is stated , defined , and 
considered in the appraisal report. 
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10. It is assumed that all applicable zoning and land use regulations and restrictions 
have been complied with , unless nonconformity has been stated , defined , and 
considered in the appraisal report. 

11 . It is assumed that all required licenses, certificates of occupancy, consents, or 
other legislative or administrative authority from any local , state, or national 
government or private entity or organization have been or can be obtained or 
renewed for any use on which the values estimates contained in this report are 
based . 

12. Any sketch in this report may show approximate dimensions and is included to 
assist the reader in visualizing the property. Maps and exhibits found in this report 
are provided for reader reference purposes only. No guarantee as to accuracy is 
expressed or implied unless otherwise stated in this report. 

13. The appraiser is not qualified to detect hazardous waste and/or toxic materials. 
Any comment by the appraiser that might suggest the possibility of the presence 
of such substances should not be taken as confirmation of the presence of 
hazardous waste and/or toxic materials. Such determination would require 
investigation by a qualified expert in the field of environmental assessment. The 
presence of substances such as asbestos, urea-formaldehyde foam insulation or 
other potentially hazardous materials may affect the value of the property. The 
appraiser's value estimate is predicated on the assumption that there is no such 
material on or in the property that would cause a loss in value unless otherwise 
stated in the report. No responsibility is assumed for any environmental conditions 
or for any expertise or engineering knowledge required to discover them . The 
appraiser's descriptions and resulting comments are the result of the routine 
observations made during the appraisal process. 

14. Unless otherwise stated in this report, the subject property is appraised without a 
specific compliance survey having been conducted to determine if the property is 
or is not in conformance with the requirements of the Americans with Disabilities 
Act. The presence of architectural and communication barriers that are structural 
in nature that would restrict access by disabled individuals may adversely affect 
the property's value , marketability, or utility. 
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SUMMARY OF IMPORTANT FACTS AND CONCLUSIONS 

Location : 

Owner: 

Tax I.D. No.: 

Date of Valuation : 

The property is generally located on the north and south 
side of Golfway Boulevard , with an additional non
contiguous triangular portion located at the northeast 
corner of Golfway Boulevard and Alafaya Trai l, Orange 
County. 

Eastwood Golf Club , LLC/Benge Corporation 

The overall ownership consists of the following tax 
parcels: 35-22-31-1993-04-001 , 35-22-31-1993-05-000, 
35-22-31-1993-00-007 and 36-22-31-0000-00-029 

November 17, 2020 

Property Rights Appraised : Fee Simple Estate 

Site Data : 

Improvement Data : 

Zoning : 

Land Use Designation : 

Difference in Value: 

The overall ownership contains approximately 278.46 
gross acres. Furthermore, the proposed development 
area within the rezoning submittal consisted of 91 acres, 
representing only 33% of the overall ownership. The 
balance of the property would be the remaining 187.46 
acres (67%). 

Mr. Hall notes that of the 91 gross acres, approximately 
73 acres would be utilized for the proposed development 
with additiona l 18 acres utilized for stormwater drainage 
associated with the proposed development that was 
submitted to the County for approval. 

The subject property is improved with the closed 
Eastwood golf course, clubhouse and cart barn . Other 
improvements include asphalt paving , concrete walks, 
curbs, etc., associated with the former golf course use of 
the property. Based upon my inspection , the 
improvements are in fair to average condition . 

PD (Planned Development), Orange County 

LOR (Low Density Residential) , Orange County 

$17,285,000 
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IMPORTANT DEFINITIONS 

Appraisal (noun) is the act or process of developing an opinion of value ; an opinion of 
value (adjective) of or pertaining to appraising and related functions such as appraisal 
practice or appraisal services. 1 

Appraisal Report is a written report prepared under the Uniform Standards of 
Professional Appraisal Practice under Standards Rule 2-2(a), 8-2(a) or 10-2(a). 

Client is the party or parties who engage, by employment or contract , an appraiser in a 
specific assignment.2 

Easement is the right to use another's land for a stated purpose. 3 

Exposure Time is the estimated length of time that the property interest being appraised 
would have been offered on the market prior to the hypothetical consummation of a sale 
at market value on the effective date of the appraisal. 4 

Extraordinary Assumption is an assumption , directly related to a specific assignment, 
as of the effective date of the assignment results , which , if found to be false, could alter 
the appraiser's opinions or conclusions.5 

Fee Simple is defined as absolute ownership unencumbered by any other interest or 
estate, subject only to the limitations imposed by the governmental powers of taxation , 
eminent domain, police power, and escheat. 6 

Highest and Best Use (in appraising real property) is the reasonably probable and legal 
use of vacant land or an improved property that is physically possible, appropriately 
supported, financially feasible , and that results in the highest value. 7 

1 Uniform Standards of Professional Appraisal Practice, 2020-2021 Edition, Published by The Appraisal Foundation, 
Page 3. 

2 Ibid, Page 4. 
3 The Dictionary of Real Estate Appraisal, 6th Edition, Published by the Appraisal Institute, Page 71 . 
4 Uniform Standards of Professional Appraisal Practice, 2020-2021 Edition, Published by The Appraisal Foundation, 

Page 4. 
5 The Dictionary of Real Estate Appraisal, 6th Edition, Published by the Appraisal Institute, Pages 83-84. 
6 The Appraisal of Real Estate, 14th Edition, Published by the Appraisal Institute, Page 5. 
7 Ibid, Page 333. 
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Hypothetical Condition is a condition , directly related to a specific assignment, which is 
contrary to what is known by the appraiser to exist on the effective date of the assignment 
results but is used for the purpose of analysis. 8 

Intended Use is the use(s) of an appraiser's reported appraisal or appraisal review 
assignment results , as identified by the appraiser based on communication with the client 
at the time of the assignment.9 

Intended User is the client and any other party as identified , by name or type, as users 
of the appraisal or appraisal review report by the appraiser, based on communication with 
the client at the time of the assignment. 10 

Jurisdictional Exception is an assignment condition established by applicable law or 
regulation , which precludes an appraiser from complying with a part of USPAP. 11 

Leased Fee Interests is the lessor's, or landlord 's, interest. A landlord holds specified 
rights that include the right of use and occupancy conveyed by lease to others. The rights 
of the lessor (the leased fee owner) and the lessee (leaseholder) are specified by contract 
terms contained in the lease. Although the specific details of leases vary, holding a leased 
fee interest generally provides the lessor with the following : 

• rent to be paid by the lessee under stipulated terms 

• the right of repossession at the termination of the lease 

• default provisions.12 

Market Value is the most probable price which a property should bring in a competitive 
and open market under all conditions requisite to a fair sale, the buyer and seller each 
acting prudently, knowledgeably and assuming the price is not affected by undue 
stimulus. Implicit in this definition is the consummation of a sale as of a specified date 
and the passing of title from seller to buyer under conditions whereby: 

1. buyer and seller are typically motivated ; 
2. both parties are well informed or well advised , and each acting in what he or she 

considers his or her own best interest; 

8 Uniform Standards of Professional Appraisal Practice, 2020-2021 Edition, Published by The Appraisal Foundation, 
Page 4. 

9 Ibid, Page 5. 
10 Ibid. 
11 Ibid. 
12 The Appraisal of Real Estate, 14m Edition, Published by the Appraisal Institute, Page 72. 
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3. a reasonable time is allowed for exposure in the open market; 
4. payment is made in terms of cash in U.S. dollars or in terms of financial 

arrangements comparable thereto; and 
5. the price represents the normal consideration for the property sold unaffected by 

special or creative financing or sales concessions granted by anyone associated 
with the sale .13 

Replacement Cost is the estimated cost to construct, at current prices as of the effective 
appraisal date, a substitute for the building being appraised , using modern materials and 
current standards, design , and layout. 

Reproduction Cost is the estimated cost to construct, as of the effective appraisal date, 
an exact duplicate or replica of the building being appraised , insofar as possible , using 
the same materials, construction standards, design , layout, and quality of workmanship , 
and embodying all the deficiencies, superadequacies, and obsolescence of the subject 
improvements.14 

13 Ibid, Page 59. 
14 Ibid, Page 569, 570. 
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INTENDED USE OF THE APPRAISAL 

This appraisal report is prepared for the property owners, Eastwood Golf Club LLC and 
Benge Corporation. They are represented by Mr. Hal Kantor, an attorney at the Lowndes 
law firm . The intended use of the report is to assist the property owners and their 
representatives in the filing of a claim against Orange County pursuant to Florida Statute 
70.001 also known as the Bert J. Harris, Jr. Private Property Rights Protection Act (Bert 
J. Harris, Jr.). 

PURPOSE OF APPRAISAL 

The purpose of this appraisal is to measure the loss in value, if any, to the subject property 
as a result of the BCC's denial of the rezoning request submitted by the owner. According 
to Mr. Hall , the submittal for the rezoning and associated uses are vested under the 
existing Eastwood PD approvals. As a result, this appraisal may be used in support of a 
Bert J. Harris, Jr. claim by analyzing the loss in the value of the property as a result of the 
BCC's denial of the rezoning request on November 17, 2020. 

VALUATION DATE 

The date of value is November 17, 2020. This date represents the date that the Orange 
County Board of County Commissioners denied the rezoning application on the subject 
property. 

PROPERTY RIGHTS APPRAISED 

The property rights or interest valued is the undivided fee simple interest as if free and 
clear of all liens, mortgages encumbrances, and/or encroachments, unless otherwise 
provided herein. 

LEGAL DESCRIPTION 

The legal description for the subject property, as recorded in Official Records Book 9456, 
Page 3854, is lengthy and can be found in the Addenda of this appraisal report . 

SCOPE OF APPRAISAL 

The property is generally located on the north and south side of Golfway Boulevard , with 
a triangular portion located at the northeast corner of Golfway Boulevard and Alafaya 
Trail. The subject property represents the former and now closed Eastwood golf course . 
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As noted , the property contains 278.46 acres. The proposed developable area of the 
property within the submittals to Orange County consist of approximately 91 acres. 

The scope of this appraisal is defined as the process of collecting , confirming and 
reporting the data that in my opinion is utilized to analyze the value of the subject property. 
In this appraisal assignment, the report format is an "appraisal" as defined by the Uniform 
Standards of Professional Appraisal Practice. 

In 1993, the Eastwood golf course and community were approved by the Board of County 
Commissioners. The following uses were approved as specified in Mr. Hall's Land 
Planning Report, of February 17, 2021 : 

The Eastwood golf course and commun ity were origina lly approved by the BCC in 1993. The 

zon ing, Planned Development (PD), allowed for the fo llowing uses: 

Land Use Units Acres 

Res identia l 2,320 DU 529 .31 

Commercial 100,000 SF 12.50 

lnst itutiona lv 18.98 

Golf 161.30 

Parks 30.22 

Lakes/ Retention 169.14 

Conservat ion 181.60 

Right of Way 76.12 

Tota l 1,199.77 
1/ Originally a school and a church; these uses were converted subsequent to the original approval. 

The overall ownership includes 278.46 gross acres, however for the purpose of this report 
the abbreviated parent tract represents a 91 -gross acre (33%) portion of the overall 
ownership. Of the 91 acres, 73 acres are considered net developable acres and will be 
used for residential lots. The remaining 18± acres will be utilized for storm water 
management facilities. The storm water management facilities will be located on former 
golf course land in proximity to the 73 entitled residential acres. This leaves 187.46 acres 
(67%) of residual land for open space. 
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The subject was originally constructed as a golf course with associated clubhouse and 
practice range . The proposed amendment to the PD was to create a Phase 3 within 
Eastwood and change the existing designations to single family . As stated within Mr. 
Hall's planning report, the zoning amendment was originally submitted on January 22, 
2018 and underwent numerous revisions to insure consistency with the comprehensive 
plan and compatibility. There were numerous meetings with County staff: both informal 
and formal with the County's Development Review Committee (DRC). In fact, there were 
five DRC review comments issued on the following dates: 

• June 27, 2019 

• October 22 , 2019 

• March 18, 2020 

• June 15, 2020 

• June 23, 2020 

On July 8, 2020, the DRC found the PD amendment to be consistent with the 
comprehensive plan and compatible with the area . Regardless of this intense scrutiny 
and agreement with the County's DRC on the owner's application , the BCC denied the 
rezoning for the subject property on November 17, 2020. 

The purpose of my appraisal is to analyze the difference in market value as approved 
verses an alternative highest and best use after the denial of the vested rights. As a result 
of the BCC's denial , the property now has a different highest and best use. In order to 
analyze the effect of the denial , I have consulted with Mr. Jim Hall , MURP, BLA, who is 
the owner of Hall Development Services. Mr. Hall has assisted me in the ana lysis of the 
highest and best use of the property before and after the denial. His analysis will be 
discussed in greater detai l later in this report. A copy of his report with a number of 
exhibits relating to the subject's approvals is in the Addenda of this appraisal. 

As a result of the County's denial , this appraisal contains two valuation scenarios. The 
before analysis focuses on the value of the property before the denial of the land use 
change and its vested rights. The before valuation of the property represents a 
hypothetical condition (as defined earlier in the appraisal) assuming that the rezoning was 
approved by the BCC. 

A second analysis of the property will be completed based on the highest and best use 
after the BCC's denial. The after analysis of the property considers the effect of the denial 
on the property. The difference in value, based upon the value of the property before and 
after the denial , represents the loss in value as a result of the denial. 
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The Cost, Sales Comparison , and Income Approaches are the three traditional valuation 
approaches which are accepted methods under Florida Law and the USPAP (Uniform 
Standards of Professional Appraisal Practice). The information contained and relied upon 
in my analysis of the value of the property has been examined and confirmed for (1) 
accuracy of data , (2) relevancy as sufficiently applied to the facts in the case, (3) reliability 
as grounded in industry-accepted appraisal methodology and techniques. The appraisal 
methodology employed within this appraisal assignment is the Sales Comparison 
Approach as it relates to the value of the property "as vacant" and an accepted valuation 
technique under the USP AP. 

The subject property consists of a closed golf course and associated clubhouse, cart 
storage building , etc. Based upon my analysis, the existing golf course does not 
represent the highest and best use as it had been losing money for many years according 
to the owner. The golf course was closed in August of 2020 as a result of the failing 
financial nature of the course. This trend in golf course closures has been a national 
trend and there are many examples of closed golf courses in the central Florida area . 
Conversely, the residential housing market has shown high demand over the last few 
years and is expected to continue. As a_ result, it is my opinion , that the highest and best 
use of the property; before the BCC denial , is not for a golf course. The existing 
improvements do not represent the highest and best use as improved and the property 
will be analyzed as vacant land. 

The Cost, Sales Comparison and Income Approaches were all considered. However, 
based upon the subject's highest and best use, the only approach considered applicable 
was the Sales Comparison Approach , as it relates to the value of the property as vacant. 
The Cost and Income Approaches will not be utilized in this assignment. 

Ms. Marti Hornell , State-Certified General Real Estate Appraiser, RZ3073 has provided 
assistance in the appraisal of the property. Her assistance included assisting in the sales 
research , researching documents relative to the subject property and preparation of 
portions of this report. The opinions contained in this Appraisal Report, however, are 
those of my own . 
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OWNERSHIP AND SALES HISTORY 

The subject property is under the ownership of Eastwood Golf Club LLC and the Benge 
Corporation. Eastwood Golf Club LLC purchased the golf course, clubhouse, practice 
range and other adjacent land areas. They operated the golf course until August of 2020 
when the course was closed . 

The golf course was constructed in the first phase of development for Eastwood . Phase 
1 of home building began in the early 1990's on the western half of Eastwood. Phase 2 
of the community, developed by the Benge Corporation (Benge), started in the 2000's 
and was located on the eastern portion of Eastwood. 

The Eastwood approved land use plan allows for the development of 2,320 lots and 
100,000 square feet of commercials uses. To date, Phase 1 and 2 consist of 2,016 
residential lots leaving 304 remaining entitled residential lots. In addition , and according 
to an Orange County Zoning Verification Letter, included in the addenda of this appraisal , 
there are 25,824 square feet of remaining commercial space available for development. 

As noted, the property is owned by the Eastwood Gold Club, LLC and the Benge 
Corporation Based upon our review, the overall ownership represents the following four 
tax parcels: 

Parcel No. 
• 35-22-31-1993-04-001 

• 35-22-31-1993-05-000 

• 35-22-31-1993-00-007 

• 36-22-31-0000-00-029 

Ownership 
Eastwood Golf Club , LLC 

Eastwood Golf Club, LLC 

Eastwood Golf Club, LLC 

Benge Corporation 

Size (Ac.) 
10.22 

4.19 

256.78 

7.27 

278.46 

It is my understanding ; the Benge Corporation and Eastwood Golf Club have an 
agreement for the entitlements. It is also my understanding , the entitlements for the 
additional homes are under the ownership of Benge Corporation , who originally 
developed a portion of Phase 2 in the 2000s and retained those development rights. As 
a result, while most of the land is under ownership of Eastwood Gold Club, LLC, the 
development rights are under the ownership of Benge and according to the agreement, 
they can be used on the Eastwood Golf Club, LLC property. 

On June 16, 2020, Mr. Benge received a Letter of Intent from Pulte Homes for the 
purchase of up to 304 lots for $120 ,000 per 50' wide finished lot, with 5% annual 
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escalators. The initial takedown would include 50 lots, with 12 lot "takedowns" every 90 
days, thereafter. A copy of the Letter of Intent from Pulte Homes is in the Addenda of the 
appraisal report. 

There have not been any sales involving the subject property within the last three years 
prior to the date of valuation . Furthermore, the appraiser is unaware of any other, listings, 
contracts or offers to purchase the subject property. 
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SITE LOCATION MAP 
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AERIAL PHOTOGRAPH 
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PROPERTY DESCRIPTION (BEFORE) 

Location 

The property is generally located on the north and _south side of Golfway Boulevard, with 
a triangular portion located at the northeast corner of Golfway Boulevard and Alafaya Trail 
in Orange County, Florida. 

The overall ownership contains approximately 278.46 acres and is irregular in shape. 
The overall ownership consists of the closed Eastwood 18-hole golf course, associated 
clubhouse and cart barn areas along Golfway Boulevard. The owners of the golf course 
submitted an application for development of portions of the former golf course consisting 
of 73 acres of land designated for use as Low Density Residential in the Orange County 
Comprehensive Plan whose stormwater needs would be provided on 18 acres of former 
golf course land for a total project development of 91 acres of the 278.46 acres formerly 
occupied by the golf course. 

The proposed Eastwood Phase 3 property represents three irregular tracts of land. The 
land area in the owners' conceptual plan totals 91 gross acres of which 73 acres are 
designated for low density residential land use . The land is cleared and generally level. 

There are scattered wetlands and water bodies throughout the 278.46 acre ownership. 
Drainage of the property is generally towards the south towards natural and manmade 
water bodies associated with the golf course and other surrounding residential 
development. Based upon the National Wetland Inventory map, the following illustrates 
the wetland areas on the property: 
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Based upon the highest and best use of the property that will be discussed later, the 
presence of the wetlands is not considered to be an impediment to development of the 
property. As a result, the presence of the wetlands is typical and not a detrimental 
condition to the value of the property. 

Based upon the review of the Federal Emergency Management Agency (FEMA) 
floodplain maps, the majority of the overall ownership is located within Zone A, an area 
of the 100-year floodplain . Of the 91 acres proposed for development in the Eastwood 
Phase 3 rezoning application , portions of the property are located within Zone A, which 
are inside the 100-year floodplain . The floodplain areas based upon the FEMA map as 
shown on the following page: 
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According to Mr. Hall , there are flood prone areas within property. However, the FEMA 
flood maps were never updated because it was unnecessary at the time . A flood study 
will be necessary to develop the 91 acres of Eastwood Phase 3. This is at a cost of 
$50,000 to $100,000 . If compensating storage is required , the residual 187.46 acres 
offers more than ample area to meet those needs. 

Water Retention / Drainage 

As noted , the subject property represents the closed Eastwood golf course. As a result, 
there is a significant amount of horizontal infrastructure, primarily in the form of drainage 
improvements throughout the property. The existing stormwater areas provide a benefit 
to the property and its utility/va lue. 

The purposed Eastwood Phase 3 submittals for development of single-family homes 
represents only 33% of the overall ownership . The remaining 67% of the closed golf 
course would be set aside. According to Mr. Hall , of the 91 acres submitted within the 
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rezoning application , approximately 18 acres would be for stormwater retention areas and 
other open space requirements, resu lting in a net area of approximately 73 acres. 

Improvements 

The subject property represents a closed golf course. Approvements include asphalt 
paved parking areas, concrete walks, clubhouse and cart barn. Based upon my 
inspection of the improvements, they are in fair to average condition . As noted later in 
the highest and best use analysis, these improvements do not represent the highest and 
best use and therefore are not valuable within this assignment. 

Encroachments/Easements/Restrictions 

Title work has not been provided , however, there do not appear to be any easements, 
encroachments or restrictions which would affect the value of the subject property other 
than those noted. 

Utilities 

The subject property has access to municipal water and sewer service. According to Mr. 
Hall , capacity is available for the proposed development submitted to the County for 
approval. 
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SUBJECT PHOTOGRAPHS 

View looking south across Golfway Boulevard at the entrance to the former 
Eastwood golf course clubhouse parking area. (Photo No. 1) 

View looking south at the former Eastwood golf course clubhouse. (Photo No. 2) 
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SUBJECT PHOTOGRAPHS 

View looking southwest at the former Eastwood golf course cart barn. 
(Photo No. 3). 

View looking west at the 10th fairway. (Photo No. 4) 
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SUBJECT PHOTOGRAPHS 

View looking south at the 18th fairway. (Photo No. 5) 

View looking north at the practice range located on the north side of Golfway 
Boulevard. (Photo No. 6) 

Calhoun, Dreggors & Associates, Inc. 
22 



Eastwood Golf Club LLC/Benge Corporation 
Orange County 

SUBJECT PHOTOGRAPHS 

The view looking east near the entrance to the former golf course along the south 
side of Golfway Boulevard. (Photo No. 7) 

View looking east across the entrance to Eastwood at Alafaya Trail and Golfway 
Boulevard. (Photo No. 8) 
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FUTURE LAND USE/ZONING 

Future Land Use 

The overall ownership has a low-density residential and parks/recreational land use 
designation. This is depicted on the Orange County's future land use map as shown 
below: 

The portion of the subject property that was proposed for the Phase 3 section of 
Eastwood has a low-density residential land use designation only. This land use 
designation allows a maximum density of four residential dwelling units per acre. 

Based upon the review of the information below by Mr. Jim Hall, the following summarizes 
the approval history for the subject property and his analysis of the comprehensive plan/ 
zoning application. Mr. Halls report states in part: 

GOAL FLU1 URBAN FRAMEWORK. Orange County shall implement an 
urban planning framework that provides for long-term, cost-effective 
provision of public services and facilities and the desired future 
development pattern for Orange County. 

OBJ FLU1.1 Orange County shall use urban densities and intensities and 
Smart Growth tools and strategies to direct development to the Urban 
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Service Area and to facilitate such development (See FLU1 .1.2.8 and 
FLU1 .1.4). The Urban Service Area shall be the area for which Orange 
County is responsible for providing infrastructure and services to support 
urban development. 

POLICIES FLU1.1 .1 Urban uses shall be concentrated within the Urban 
Service Area, except as specified for the Horizon West Village and 
Innovation Way Overlay (Scenario 5), Growth Centers, and to a limited 
extent, Rural Settlements. 

FLU1.1.2 A. The Future Land Use Map shall reflect the most appropriate 
maximum and minimum densities for residential development. Residential 
development in Activity Centers and Mixed-Use Corridors, the Horizon West 
Village and Innovation Way Overlay (Scenario 5) and Growth Centers may 
include specific provisions for maximum and minimum densities. The 
densities in the International Drive Activity Center shall be those indicated 
in the adopted Strategic Development Plan. 

Service Area 
is catego y general 

includes suburban single 
where urban se ices s c as fa i y to s all lot single 
wat and wastewater fa · y 

are prese t or dev_ opment. 

As Goal 1, Objective 1 and Policy 1.1, these policies are the ultimate growth 
management tool within the County. The County has, basically, two growth 
management areas; Urban and Rural. The comprehensive plan directs 
growth to the Urban area. This is the area of the County with the vast 
majority of public services like water, sewer, police, fire, parks and schools. 
The abbreviated parent tract's 73 acres of LOR is specifically targeted for 
development by the strongest provisions of the comprehensive plan. 
According to the County's comprehensive plan, the abbreviated parent tract 
has been selected for single family development since the inception of the 
comprehensive plan in 1991 or almost 30 years ago. When considering 
development applications, the initial test is consistency with the 
comprehensive plan. The Orange County Planning Department, Zoning 
Department and the ORC all consider the application for zoning to be 
consistent with the comprehensive plan. 
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Zoning 

The initial rezoning occurred in 1986 which was soon followed by a second rezoning as 
the County needed to enact a new comprehensive plan in 1991 to meet State planning 
requirements. When the Eastwood rezoning occurred in 1993, it was found to be 
consistent with the comprehensive plan for the 2,320 total homes. The PD zoning is 
specific to the Eastwood community and since inception has been for 2,320 homes as 
well as other supporting uses as follows: 

Land Use I Units Ac.res 
Resident ial I 2,320 DU 529.31 
Commercial I 100,000SF 12.50 
I s · u kmall/ I 18.98 

Golf I 161.30 
Parks I 30.22 
Lakes/!Retention I 169. 

Conserva io I 181.60 

Right of Way 76.12 

Total I 1,199 .77 
1J O-=·r. 1n ,! t:hool ,:nr:, ! chi..rci" · ':he.:~ .. .:e: ,.,en=; co .:er.~ch ;: ..tb~~ qL": ~n-; to tee ,:ri;gin !ll 1:pro ,•11 

The map below depicts the subject's zoning: 
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Mr. Halls report states in part: 

Of the 2,320 homes approved by the Board of County Commissioners in 
1986, 2,016 homes were built leaving an approved development right for 
304 homes. This number of available development rights is corroborated by 
the Orange County Zoning Department in a 2013 letter and by the Orange 
County Development Review Committee on July 8, 2020. 

Orange County staff concluded the application was consistent with the comprehensive 
plan and compatible with the Eastwood community as follows: 

Novemb r 17, 2020 - PubNc earing 
Jim t II. Hell Developmeht SeMCG&, nc 
eastwood PD f Case # CDR-19-06-166 I D ~trict 4 
~2of2 _ ________________________ _ 

ACTION REQUESTED: Mako a finding of consistency wtth the Compr:ehttnaive 
Plan (CP) and approve the substantial change to the 
Eastwood Planned Development I land Ulo Plan 
(PD/LUP) dated "July 6, 2020", subject to the conditions 
llated under the DRC Recommendation .ln ltle Staff 
Report. 018Ulct 4 

Mr. Halls report states in part: 

These Goals, Objectives and Policies all support the PO amendment 
submitted to the County and recommended for approval by staff; the 
professionals within the County which deal with land use issues on a daily 
basis. The abbreviated parent tract has 73 acres of land entitled for LOR 
and the approved Land Use plan has 304 unbuilt units dating back to 1993. 
County and school board staff found all concurrency requirements have 
been met with the Eastwood community. In conclusion, the abbreviated 
parent tract has 73 acres of LOR land and is zoned PO. Therefore, the 
application appears to be consistent with the comprehensive plan. 

Mr. Hall has completed conceptual layouts for the property and found 224 homes to be 
the most reasonable number of homes. The northern area of Mr. Hall's concept plans 
includes 183 (50') wide home sites and 13 (70') wide home sites as shown on the following 
page. 
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The southern portion of the property within the Eastwood Phase 3 submittal includes 28 
(50') wide home sites as shown on the concept plan provided by Mr. Hall's report: 

II 

.,,_, __ _ 
·------

01 

The southern area of Phase 3 includes 28 home sites and requires filling part of an 
existing storm water area . This 2.1-acre area is relocated to the north. An elevated golf 
green next to the area would be pushed into the existing area to take advantage of the 
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on-site soil material. Mr. Hall estimated there will be approximately 30,000 cubic yards of 
soil to be moved from the new stormwater area to the current area since this is only to 
move fill , the cost is much less than importing fill. At $5.00 a cubic yard , the cost to fill 
the existing area is estimated by Mr. Hall to be $150,000. 

While there are typical costs associated with the development of any vacant parcel , Mr. 
Hall has identified some extraordinary costs associated with the development the subject 
property. These include demolition of the clubhouse and golf cart shed and low-quality 
wetland impacts which totals $430,000, as summarized below: 

Clubhouse area demolition 
Golf maintenance area demolition 
Approximately 4 acres of low-quality wetland impact 
Subtotal 

$ 20 ,000 
10,000 

400,000 
$430,000 

Mr. Hall's believes an update FEMA flood map study would be necessary at the 
approximate cost of $100,000. As a result, the total extraordinary development costs are 
estimated to be $680,000 , and are summarized as follows: 

FEMA Flood Map Study 
Demolition Cost 
Wetland Improvements/Mitigation 
Fill/Earthwork (Southern Area) 
Total 

$100,000 
30,000 

400,000 
150,000 

$680,000 

This equates to about $3,000/lot for 224 lots or $7,500 per acre for the 91 acres. This is 
not a significant amount for a project of this size. 

Calhoun, Dreggors & Associates, Inc. 
29 



Eastwood Golf Club LLC/Benge Corporation 
Orange County 

HIGHEST AND BEST USE (BEFORE) 

Introduction 

The definition of the term highest and best use is contained in the Important Definitions 
section of the appraisal report. Essentially, land or property is valued at its highest and 
best use as of the date of value for the property. In order to estimate the highest and best 
use of a particular property, the appraiser considers those uses that are legally . 
permissible, physically possible , financially feasible and maximally productive. Since this 
property represents a vacant tract of land only, the highest and best use "as vacant" is 
applicable . 

Legally Permissible 

The property is zoned PD (Planned Development) and has a Low Density Residential 
future land use. The future land use allows a maximum density of four units per acre. The 
Eastwood PD zoning is specific to Eastwood and allows the following uses: 

Land Use Units Acres 

Residential I 2,320 DU 529.31 
Commercial 100,000 SF 12.50 
lnstitutionall/ I 18.98 
Golf 161.30 
Parks 30.22 
Lakes/Retention I 169.14 
Co nserv.ati on 181.60 
Right of Way 76.12 
Total 1,199.77 

l/Ori; in•lly,uchool •nd • church; theJe ,u~ were co,vertedJ ~b:"'qu=nttothe ori;;inol e,;rpro,•• l 

Conclusion 

The subject property is vested for an additional 304 single-family units. Mr. Hall's report 
outlines historical vesting and the remaining development rights. In addition to the 304-
units, there is some commercial space still vested within Eastwood . However, the 
property owner's application did not propose any new commercial development. The 
application known as the Eastwood Phase 3 submittal for rezoning was limited to single
family residential use, which was found to be compatible by the Orange County DRC after 
numerous meetings and submittals by the property owners to the Orange County DRC. 
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As noted, in the before analysis, I am appraising the property under a hypothetical 
condition , which ignores the BCC's denial of the owner's rezoning application . Therefore, 
based upon my analysis, legally permissible uses of the property would be for residential 
use consistent with the Eastwood Phase 3 submittals for development on approximately 
91 acres of the overall 278.46 acres. 

Physically Possible 

The site is irregular in shape and contains 278.46 gross acres. The property has access 
along Golfway Boulevard with all utilities available. There are wetland areas scattered 
throughout the property. However, they do not preclude development for a residential 
use. The proposed Eastwood Phase 3 rezoning application represented only 91 acres of 
the overall ownership (33%). Only 73 acres (27%) of the overall ownership was submitted 
to the County for construction of the single-family homes. As noted, the property 
represents a closed golf course with many cleared areas (fairways/driving range) which 
reduces development costs. Furthermore, there is a significant amount of underground 
drainage and retention ponds already in place which enhance development of the 
property. 

Therefore, from a physically possible standpoint, development potential is good and 
would support a residential use consistent with the uses that are legally permissible. 

Financially Feasible 

When determining financially feasible uses for the Eastwood Phase 3 property, I have 
considered uses that are legally permissible and physically possible for the property. In 
addition, the financially feasible analysis includes a consideration of trends in the 
neighborhood such as population growth and development patterns. Various uses are 
analyzed to form the basis upon the use or uses that provide the highest present value to 
the land. These uses must also meet the criteria for physically possible and legally 
permissible uses of the property. As discussed , the physically possible and legally 
permissible uses of the property would be for residential development. 

The subject is located within a desirable and established market area in East Orlando. 
This area of Orlando has grown significantly, and the real estate market has rebounded 
from the downturn that occurred from 2008 through 2012. Since the end of the downturn, 
demand for commercial , retail , institutional and residential land has increased 
substantially. The population in the area is expected to continue to grow increasing the 
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need for most property types. As shown below, residential lots sales have generally been 
trend ing upward since the fourth quarter of 2019. 

Housing Inventory and Closings By Quarter 
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In addition to the market data presented, I have also interviewed several national home 
bui lders and sales agents. These include sales agents for the only new subdivision along 
Alafaya Trail , south of the subject property. Based upon my information , the demand for 
single family homes is significant and robust as of the valuation date. Furthermore, this 
is not expected to change as result of the continued growth throughout Florida, including 
the area around the subject property. 

According to my information and interviews, home buyers are looking at competing areas, 
including the Lake Nona area, northeast Orange, south Seminole Counties, and some 
areas near the University of Central Florida . As a result, financially feasible use of the 
property would be for single-family use consistent with the Eastwood Phase 3 submittals 
to Orange County. These uses are consistent with surrounding uses, represent vested 
rights for development and consistent market demand. A residential use, similar to the 
concept plans included in Mr. Hall's land planning analysis , is considered to be the 
financially feasible uses of the property. 
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Maximally Productive 

The maximally productive use of the property is that use which provides the greatest 
return to the land and corresponding value. After reviewing the subject property's size, 
location and other physical features, a residential development is physically possible and 
legally permissible. In addition, such a use would be consistent with surrounding 
neighborhoods and considered financially feasible . 

The demand for golf courses has dropped dramatically throughout the country including 
Florida and central Florida . There have been a number of courses that have closed and 
some of which are in the process of being redeveloped with residential and other non-golf 
course related uses. The owners closed the golf course in August of 2020 after losing 
money for several years. Therefore , the existing/previous use of the property as a golf 
course is not considered to be financially feasible. As such, the maximally productive use 
of the property would be for single family residential development, at a market-oriented 
density of 3-4 lots per acre or about 224 lots as indicated in the HDSI plan. 
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APPRAISAL METHODOLOGY 

Introduction 

The Cost, Sales Comparison , and Income Approaches to value are the three traditional 
approaches to value. Each approach is briefly discussed with an explanation of the 
particular approach. At the end of this section , there is a discussion of the relevance of 
each approach relative to this valuation assignment. 

Cost Approach 

The Cost Approach is an indication of value which combines the value of the land under 
the highest and best use, plus the depreciated replacement or reproduction cost of the 
improvements. Depreciation is the loss in value due to wear and tear, design and plan, 
or market area influences. The Cost Approach is based upon the principle of substitution 
which holds that a purchaser would most likely not pay more for a property than the cost 
of obtaining an equally desirable substitute site , plus the cost of replacing equally 
desirable and useful improvements thereon , assuming no costly delay is involved in 
making the substitution. 

Sales Comparison Approach 

The Sales Comparison Approach , or Market Approach , is a method of analyzing value 
whereby the subject property is compared with similar properties that have sold recently. 
The information on typically comparable properties is used and comparisons are made to 
demonstrate a probable price at which the subject property would be sold if offered on 
the market. Preferably, all properties are in the same area or in similar market areas. The 
Sales Comparison Approach is a systematic procedure reflecting a comparative analysis 
of other properties to the subject property. The similarities and dissimilarities of each 
comparable are considered and weighed in comparison to the subject. 

The comparisons are generally analyzed by establishing market-oriented relevant units 
of comparison (e.g. , acre , square foot, front foot, multipliers) to develop a comparative 
analysis for each property. The most market-oriented unit of comparison is used to 
reconcile to a single value indication . The land valuation is based on the sales 
comparison approach and is discussed in the "Land Value" section of the report. 
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Income Approach 

In the Income Approach , the projected or current rental income for the property is shown 
with deductions for vacancy and collection losses and expenses. The estimated net 
operating income of the property is calculated . To support this net income, operating 
statements of previous years and comparable properties may be reviewed along with 
available operating expense estimates. The applicable capitalization method and 
appropriate overall capitalization rates are developed and used in computations to lead 
to an indication of value. 

Reconciliation 

The final step in the appraisal process reviews the approaches that are considered to be 
applicable. The applicable approaches, producing an independent indication of value , 
are then weighed and reconciled into a single estimate of value. 

In order to analyze the value of the property, I have utilized the Sales Comparison 
Approach as it relates to the value of the property "as vacant". The Cost and Income 
Approaches to value have not been utilized in this appraisal assignment. 
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LAND VALUE ANALYSIS (BEFORE) 

Introduction 

As stated earlier we have assumed under a hypothetical condition that the owner's 
Eastwood Phase 3 application was not denied by Orange County on November 17, 2020. 
We have concluded that the highest and best use of the subject property is for single 
family residential development consistent with the conceptual plan of about 224 lots. 

In order to analyze the value of the property as vacant, I have researched the Orlando 
market for purchases of other single-family land. It is noted , the subject property is within 
an existing and well-establ ished community known as Eastwood . The area around the 
Eastwood community has been growing at a fairly rapid rate and is expected to continue. 

The sales analyzed consists of larger acreage parcels similar in size to the subject 
property. Many of the sales include townhome sites, which have a lower retail price point 
as compared to the proposed lots for the subject property being 50' and 70' in width . 
Therefore, these sales are analyzed on a price per net acre basis. 

In addition, since all of the sales occurred prior to the valuation dates and the market has 
value of residential homes have been increasing , the sales will be adjusted upward to the 
subject's valuation date of November 17, 2020. A complete write-up of each of the sales 
is included in the Addenda of the appraisal. 

Presentation of Sales 

The map on the following page indicates the location of the subject property and land 
sales used to analyze the value of the property as vacant. 
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The sales researched identified sales that occurred prior to the valuation date of 
November 17, 2020 for the subject property. Based upon my interviews of homebuilders 
and review of market data , property values for single family land have been increasing 
quite rapidly in the Orlando MSA. As a result, since the sales occurred prior to the 
valuation date, I have adjusted the sales upward at a rate of 10% per year to reflect 
improving market conditions. 

The chart on the following page summarizes relevant characteristics and the price per net 
acre unadjusted and adjusted for improving market conditions. 
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Sale Land Area Sale No. Location 
Date 

Sale Price 
(Ac.) 

North/south sides of 
11/20 

Subject Golfway Blvd ., Orlando, 
(DOV) 

N/A 91 Ac. 
OranQe Co. 
East side of Hancock 

VR-59 Road about 1,200' north 
04/18 $8,827,200 64.04 Net Ac. 

of Johns Lake Road; 
Clermont, Lake Co. 
Just east of Rambling 

VR-213 Road, about 2,000' east 
04/19 $5,882,000 38.25 Net Ac. 

of Wiggins Road; St. 
Cloud, Osceola Co. 
South side of Boggy 
Creek Road about 

VR-214 4,000' of a mile east of 08/19 $11 ,250,000 75.36 Net Ac. 
Holiday Woods Blvd ., 
Kissimmee, Osceola Co. 
About 1,300' west of 
Narcoossee Road, north 

VR-618 of Clapp Simms Duda 12/20 $15,725,000 69.24 Net Ac. 
Road; Orlando, Orange 
Co. 
West side of Dowden 

VR-619 Rd., Orlando, Orange 06/20 $7,896,800 51 .86 Net Ac. 
Co. 

Discussion of Sales 

Price/Net Time Adj. 
Density 

Ac. Price/Net 
Ac. 

2.46 du/net ac. N/A N/A 

4.09 du/net ac. $137,839 
$187,461 

(36%) 

4.52 du/net ac. $158,630 $184,011 
(16%) 

$168,690 
$149,283 

(13%) 

1. 79 du/net ac. $227,109 $227,109 

$158,363 
3.09 du/net ac. $152,272 

(4%) 

Sale No. VR-59 is located on the east side of Hancock Road about 1,200' north of Johns 
Lake Road in Clermont. This property sold on April 26, 2018 for $8,827,200. At the time 
of sale, the property had entitlements in place for construction for a single-family 
subdivision . 

The property contains 64 acres and is very irregular in shape. The property is adjacent 
to a large high voltage transmission line, which is considered to be a significant inferior 
characteristic. The property had all utilities available at the time of purchase. The seller 
occurred additional costs for construction of drainage stormwater ponds for adjacent 
parcels at an unknown cost. 

This sale indicates a price of $137,839 per acre. The market condition (time) adjusted 
price is $187,461 per acre. 
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Sale No. VR-213 is located east of Rambling Road , about 2,000' east of Wiggins Road 
in St. Cloud. This property sold on Apri l 18, 2019 for $5,882,000. The property is 
rectangular in shape containing 38.25 net acres. The property has a low-density 
residential land use designation. All public utilities were available to the property at the 
time of sale. 

This sale indicates an unadjusted price of $158,630 per net acre. The market condition 
(time) adjusted price is $184,011 per net acre. 

Sale No. VR-214 is located on the south side of Boggy Creek Road about 4,000' east of 
Holiday Woods Boulevard in Kissimmee. This property sold on August 19, 2019 for 
$11,250,000. The property contains 75.36 net acres and had an agricultural and 
residential zoning classification. All public utilities were available to the property and the 
property was purchased for expansion for the Austin Tindall Park, which lies adjacent to 
this sale. 

This sale indicates an unadjusted price of $149,283 per net acre. The market cond ition 
(time) adjusted price is $168,690 per net acre. 

Sale No. VR-618 is located about 1,300' west of Narcoossee Road and north of Clapp 
Simms Duda Road in Orange County. This property sold on December 3, 2020 for 
$15,725,000. The property contains 69.24 acres and is irregular in shape. The property 
has a Planned Development zoning , and all utilities were available at the time of sale. 

This sale indicates a price of $227,109 per acre. The market condition (time) adjusted 
price is also considered to be $227,109 per acre. 

Sale No. VR-619 is located on the west side of Dowden Road in the Moss Park area of 
Orlando. This property sold on June 26, 2020 for $7,896,800. The property contains 
51.86 net acres. The property had a Planned Development zoning , and all utilities were 
in place at the time of sale. 

This sale indicates an unadjusted price of $152 ,272 per net acre. The market condition 
(time) adjusted price is $158,363 per net acre. 

Conclusion 

The sales provide an unadjusted range from $137,839 to $227,109 per net acre. After 
consideration of improving market conditions, the sales provide a market condition 
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adjusted range from $158,363 to $227,109 per net acre. All of the sales represent 
purchases of vacant residential land ; however, some of the sales had higher densities, 
which would indicate smaller lots and lower priced homes as compared to the number of 
lots proposed for the subject property before the denial. 

The subject property would have represented Phase 3 of the Eastwood . Eastwood is a 
well-established residential community on Alafaya Trail in a rapidly developing area of 
Orange County with a scarcity of available land for additional development. As a result, 
based upon my market analysis and interviews with market participants, the demand for 
single family use is quite high in this area. 

Furthermore, the property is benefited by its prior use as a golf course which reduces the 
development costs for land clearing , creating stormwater ponds, etc. Despite this, Mr. 
Hall has concluded there are some additional development costs, although they are not 
significant and equate to approximately $7,500 per acre, which is not considered to be a 
detriment to the overall value and use of the property, especially when compared to the 
benefits of being within an established and well-developed residential community. 

Therefore, after considering the sales, it is my opinion that the value of the land for the 91 
acres within the HDSI submittals to Orange County, is $190,000 per acre. This results in 
a value of $17,290,000, which is calculated as follows: 

91 Ac. x $190,000/Ac. = $17,290,000 
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COST APPROACH (BEFORE) 

The Cost Approach is not considered applicable in the valuation of vacant land similar to 
the subject. The Sales Comparison Approach , as previously applied under the land 
valuation section , is considered to be more appropriate in the valuation of vacant land. 
Therefore, the Cost Approach , although considered , is not applicable to the valuation of 
the property being appraised. 

SALES COMPARISON APPROACH (BEFORE) 

The Sales Comparison Approach was used to analyze the value the property. Sales of 
other vacant residential land in the Orlando area were considered for comparison to the 
subject property. This approach provided a reliable indication of value for the subject 
property. Based upon my analysis, the value of the property and the Sales Comparison 
Approach is summarized as follows: 

Land Value 

Improvements 

Total 

$17,290,000 

N/A 

$17,290,000 

INCOME APPROACH (BEFORE) 

The Income Approach to value , while was considered , was not utilized in the valuation of 
the subject property. 

RECONCILIATION (BEFORE) 

To analyze the value of the subject property, consideration was given to the Cost, Sales 
Comparison and Income Approaches. However, based upon my analysis, the Sales 
Comparison Approach is the most applicable approach for a valuation of the subject 
property. As a result, the follow summarizes the indications from the three valuation 
methodologies: 

Cost Approach 

Sales Comparison Approach 

Income Approach 

N/A 

$17 ,290,000 

N/A 
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In conclusion, my opinion of the market value for the subject property, as of November 
17, 2020 (date of the denial) is as follows: 

SEVENTEEN MILLION TWO HUNDRED NINETY THOUSAND DOLLARS 
($17,290,000) 

EXPOSURE TIME (BEFORE) 

The above value estimate is based on a reasonable market exposure time. Based on 
current market conditions and research in the market, the estimated exposure time is in 
the range of 12 to 18 months to achieve the market value as shown above, before the 
taking . This exposure time estimate assumes a competitive and open market and further 
assumes a reasonable asking price relative to the value reported . 
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HIGHEST AND BEST USE (AFTER) 

Introduction 

As a result of the denial of vested rights for the subject property, the development potential 
has been significantly reduced by altering the highest and best use to a less valuable 
recreational or conservation use. Therefore, the following highest and best use analysis 
after the denial , like in the before condition , will consider uses that are legally permissible, 
physically possible , financially feasible and result in the maximally productive use , as of 
the denial on November 17, 2020 . 

Legally Permissible 

Before the denial , under the legally permissible analysis of the subject's highest and best 
use, I concluded that the property, could be developed single family residential use. The 
property currently has a PD zoning and Low Density Residential (LOR) land use 
designation by Orange County. This land use designation allows development of single 
family residential of up to four lots per acre. However, after the denial , residential 
development is no longer legally permissible , leaving the subject with virtually no 
remaining development options. Given prevailing land use patterns in the area , only 
recreational or conservation uses are given further consideration in determining highest 
and best use of the site. 

Physically Possible 

As discussed before the taking , the property contains 278.46 gross acres. It has similar 
configuration , topography and utility available as before the denial. From a physically 
possible standpoint, the property is of adequate size to support a variety of uses; however, 
the denial of vested rights essentially eliminates the development potential of the 
property. 

Financially Feasible 

When determining financially feasible uses for the property, I have considered uses that 
are legally permissible and physically possible for the property. Various uses are analyzed 
to form the basis upon the use or uses that provide the highest present value to the land. 
These uses must also meet the criteria for physically possible and legally permissible 
uses of the property. After denial , the physically possible and legally permissible uses of 
the property would be for recreational or conservation use. 
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The subject property is located within Orange County. Uses within the immediate vicinity 
of the subject property primarily consist of residential uses. In order to determine what 
uses are financially feasible after the denial of the vested rights, I have again consulted 
with Mr. Jim Hall. He has concluded that the denial of vested rights, negatively affects 
the property, by reducing the permissible use to some type of passive use, such as a 
park. However, from a developer's standpoint a park or recreational use is not financially 
feasible , given the costs to hold and maintain the property. 

Maximally Productive 

After considering the uses that are legally permissible, physically possible and financially 
feasible , it is my opinion that the highest and best use of the property after the denial of 
the vested rights the maximally productive use of the property is for conservation and/or 
passive recreation use. 
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LAND VALUE ANALYSIS (AFTER) 

Introduction 

In order to analyze the value of the property after the denial of the vested rights , I have 
analyzed purchases of other conservation-oriented land within the Orlando MSA. In 
addition to the conservation sales, we have researched closed golf course sales within 
the market. The golf course sales analyzed were purchased for some type of future 
development or by a local municipality for use as a park. Recognizing the subject will 
likely never be developed , nor purchased for a park given its location within an existing 
development, these sales were not considered comparable in the after analysis. 

Presentation of Sales 

The following grid summarizes the sales used to analyze the value of the property after 
the BCC's denial , reducing the potential uses to conservation/recreational use. All these 
sales have limited utility due to their physical or regulatory restrictions. A complete write
up of each of the sales is also included in the Addenda of the appraisal report. 

In this particular instance, the relevant unit of comparison is the price per gross acre. The 
chart below provides information on the sales: 

Sale Location Sale Sale Land Size FLU Price/Ac. No. Date Price 

North and south sides of 
Golfway Blvd. & northeast 11/20 N/A 278.46 Ac. Low Density N/A Subject corner of Alafaya Tr. & Golfway Residential 
Blvd, Orange Co. 

South side of Millstream Drive, Preservation-
VR-200 approx. 1,500 · East of Kijik Trail , 05/12 $7 ,500 5.00 Ac. Managed Land $1 ,500 

Seminole County & Conservation 

South side of Millstream Drive, Green Swamp 
VL-571 approx. 1,500 " East of Kijik Trail , 03/14 $45,000 10.00 Ac. Core $4,500 

Lake County Conservation 

East side of Bay Lake Road, Green Swamp 
VL-572 approx. 850 " North of Eden 06/14 $192,000 30.70 Ac. Core $6,254 

Lane, Lake County Conservation 
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Discussion of Sales 

Sale No. VR-200 is located along the east side of the Wekiva River about two miles south 
of the State Road 46 Bridge in Seminole County. This property was purchased on May 
10, 2012 for $7,500. The property contains 5.00 acres and is irregular in shape. The 
property has about 1,100' of frontage on the east side of the Wekiva River. 

The property has a future land use designation of Preservation Managed Land by 
Seminole County. No utilities are available to the site and most of the property consists 
of a forested wetland. The buyer purchased the property for camping and hunting 
purposes. The site remains vacant. The sale indicates a price of $1 ,500 per acre. 

Sale No. VR-571 is located along the south side of Millstream Drive approximately 1,500' 
east of Kijik Trail in Lake County, Florida . This property sold on March 24, 2014, for 
$45,000. The property contained a foundation for a residence that was never completed 
and contributed no value in the transaction . The site contains 10.00 acres and is 
rectangular in configuration . The property has a zoning designation of Agriculture and a 
future land use designation of Green Swamp Core Conservation by Lake County. The 
sale indicates a price of $4,500 per acre. 

Sale No. VR-572 is located along the east side of Bay Lake Road approximately 850' 
north of Eden Lane in Lake County, Florida. This property sold on June 12, 2014, for 
$192,000. The site contains 30.70 acres and is irregular in shape. The property has a 
zoning designation of Agriculture and a future land use designation of Green Swamp Core 
Conservation by Lake County. The sale indicates a price of $6,254 per acre. 

Conclusion 

The sales analyzed for valuation of the property after the denial by the BCC, represent 
predominately wetland/conservation properties located in central Florida . The subject 
property is located within an established planned development with thousands of 
residents. Because of this and to reduce liability, it would be necessary to fence the 
perimeter of the property to secure it. This wou ld help to prevent liability, vandalism , 
littering , etc. In addition , there would be on going annual expenses for real estate taxes, 
liability insurance, maintenance, and other related expenses into perpetuity. 

I estimate, the cost to fence the perimeter property, which has a length of approximately 
23 ,500' , would be $15 .00 per linear foot for chainlink fencing . Therefore , the estimated 
cost for the initia l fence installation is approximately $350 ,000 (23,500' x $15.00/LF). 
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Real estate taxes are based upon my opinion of the after value at $678,000 times the 
Orange County mi llage rate for the property. Taxes are established at $10,810 per year. 
Liability insurance is relatively nominal , given the fencing installation. It is estimated that 
annual liability insurance is $1,000. In addition, the property will require periodic mowing. 
We estimate that the annual mowing costs, which would likely be once a year, would be 
approximately $15,000. Finally, I have included a nominal cost of $10,000 for 
management of the property and a reserve for fencing damage/replacement of $2 ,000 
per year. As a result, the total annual expenses are approximately $38,810. 

Capitalizing this annual on-going expense in the perpetuity utilizing a 12% overall rate 
indicates a present value of the annual expenses of $323,400 ($38,810 + 12%). 

Land Value 

Less Initial Fencing Cost: 

Fence Installation (23,500 LF x $15/LF) = 

Less Annual Expenses: 

Real Estate Taxes 

Liability Insurance 

Mowing 

Management 

Reserves 

Subtotal (Expenses/ Costs) 

Divided by Overall Rate 

Subtotal (Cost/Expenses) 

Less: Cost/Expense 

Net After Value 

Summary 

$678,000/1,000 X 15.9433 $10 ,810 

1,000 

15,000 

10,000 

2,000 

$38,810 

+ 12% 

$678,000 

$350,000 

$323,400 

673,400 

$ 5,000 (R) 

After consideration of the denial , and the change of the highest and best use, as well as 
the cost to secure the property, ongoing liabi lity and other costs, the net after value of the 
property is estimated to be $5,000. 
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COST APPROACH (AFTER) 

The Cost Approach to value is not applicable in the valuation of vacant land similar to the 
subject. This approach is not considered applicable given the property type as being 
vacant. Therefore, although this approach is considered , it is not applied . 

SALES COMPARISON APPROACH (AFTER) 

The Sales Comparison Approach was considered in the valuation of the property after 
the denial by the BCC. I considered purchases of other vacant parcels in the central 
Florida area that had limited development potential. I have also considered the initial cost 
to install fencing along the perimeter of the property and on-going annual maintenance 
costs. Based upon my analysis, the value of the property is estimated to be $5,000 after 
the denial of the vested rights by the BCC. 

INCOME APPROACH (AFTER) 

The Income Approach to value is not used the analysis of the property after the denial of 
the rezoning application . Therefore, this approach , while considered , was not applied in 
the after condition . 

RECONCILIATION (AFTER) 

To analyze the market value of the property after the County's denial , all three approaches 
to value were considered . The following summarizes the three approaches to value after 
the denial: 

Cost Approach 

Sales Comparison Approach 

Income Approach 

N/A 

$5 ,000 

N/A 

After reconsidering the indications from the three approaches, the value after denial as of 
November 17, 2020 (date of denial) , is: 

FIVE THOUSAND DOLLARS 
($5,000) 
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EXPOSURE TIME (AFTER) 

The above value estimate is based on a reasonable market exposure time. Based on 
current market conditions and research into the market, the estimated exposure time is 
in the range of 12 to 18 months to achieve the market value as shown above, after the 
taking . This exposure time estimate assumes a competitive and open market and further 
assumes a reasonable asking price relative to the value reported. 
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SUMMARY OF BEFORE AND AFTER VALUES 

As a result of the denial of vested rights for additional residential lots on November 17, 
2020 by Orange County, I have analyzed the value of the Eastwood Phase 3 property 
before and after the denial of vested rights. My before value analysis was based upon a 
highest and best use of the property for residential development recognizing zoning, land 
use and vested rights in place prior to November 17, 2020. My after value analysis was 
based upon a recreation/conservation highest and best use that reflects the impact of the 
BCC's denial of the subject's vested rights and is summarized below: 

Before Value 

After Value 

Difference (Loss) 

$17,290,000 

$ 5,000 

$17,285,000 
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CERTIFICATE OF APPRAISAL 

I certify that, to the best of my knowledge and belief: 

1. The statements of fact contained in this report are true and correct. 

2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting 
conditions, and are my personal , impartial and unbiased professional analyses, opinions, and conclusions. 

3. I have no present or prospective interest in the property that is the subject of this report, and I have no personal 
interest with respect to the parties involved. 

4. I have no bias with respect to the property that is the subject of this report or to the parties involved with this 
assignment. 

5. My engagement in this assignment was not contingent upon developing or reporting predetermined results. 

6. My compensation for completing this assignment is not contingent upon the development or reporting of a 
predetermined value or direction in value that favors the cause of the client, the amount of the value opinion, the 
attainment of a stipulated result , or the occurrence of a subsequent event directly related to the intended use of 
this appraisal. 

7. My analyses, opinions, and conclusions were developed, and this report has been prepared in conformity with 
the Uniform Standards of Professional Appraisal Practice. 

8. I have made a personal inspection of the property that is the subject of this report. 

9. I have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject 
of this report within the three-year period immediately preceding acceptance of this assignment. 

10. The values reported herein do not include the valuation of mineral leases, unless expressly stated in the body of 
the report. The appraisers will value such leases only upon instruction to do so, as they are a separate 
consideration. 

11 . The values reported herein assume no environmental contamination problems, unless otherwise noted in the 
appraisal report. 

12. The undersigned has received professional real property appraisal assistance from Ms. Marti Hornell , State
Certified General Real Estate Appraiser No. RZ3073. She is the only individual who has worked specifically with 
the undersigned on this appraisal, but other associates may have provided pertinent information when gathering 
data relating to various assignments. This does not include any other professional assistance involving other 
disciplines, which are summarized under the "Scope of Appraisal" portion of the report. 

13. Estimates of the damage amounts, where applicable, are based on those damage elements considered to be 
compensable under Florida law. The appraiser assumes no responsibility for legal opinions, and has relied upon 
such opinions from legal counsel employed on the project. 

14. The Appraisal Section of the National Association of Realtors requires maintaining State-Certification as a 
General Accredited Appraiser. Richard C. Dreggors, GAA is in compliance with that program. 

~~ 
State-Certified General 
Real Estate Appraiser RZ1628 

Calhoun, Dreggors & Associates, Inc. 
51 



SUBJECT ZONING 



31812021 Orange County, FL Code of Ordinances 

DIVISION 1. - GENERALLY 

Sec. 38-1201. - Intent and purpose of district. 

The intent and purposes of the P-0 planned development district are as follows: 

(1) 

To provide for planned residential communities, containing a variety of residential structures and diversity of 
building arrangements, with complementary and compatible commercial or industrial uses or both; planned 
commercial centers with complementary and compatible residential or industrial uses or both; planned tourist 
commercial centers with complementary and compatible uses which may include tourist attractions, theme 
parks, residential and light storage; or planned industrial parks with complementary and compatible residentia l 
or commercial uses or both ; and public and quasipublic facilities developed in accordance with an approved 
development plan. 

(2) 

To allow diversification of uses , structures, and open spaces in a manner compatible with existing and permitted 
land uses on abutting properties. 

(3) 

To reduce improvement and energy costs through a more efficient use of land design and smaller networks of 
utilities and streets than is possible through application of other zoning districts and subdivision requirements. 

(4) 

To ensure that development will occur according to limitations of use, design, density, coverage and phasing 
stipulated on an approved development plan. 

(5) 

To preserve the natural amenities and environmental assets of the land by encouraging the preservation and 
improvement of scenic and functional open areas. 

(6) 

To encourage an increase in the amount and use of open space areas by permitting a more economical and 
concentrated use of building areas than would be possible through conventional zoning districts. 

(7) 

To provide maximum opportunity for application of innovative concepts of site planning in the creation of 
aesthetically pleasing living, shopping and working environments on properties of adequate size, shape and 
location. 

(8) 

The P-0 district is a flexible zoning district which is intended to provide an appropriate balance between the 
intensity of development and the ability to provide adequate capacity within the support services and facilities. 

(P & Z Res., ati. XXIX, § 1) 

Sec. 38-1202. - Uses permitted. 
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Th fo llowing u cs . hal l b p rmittcd in the plann d development district if de ignatcd on an approv J 
dcv lop1 ent plnn: 

IJ 

Planned re identi al ·on1m11rnlie . ' rnp len1 nlary nnd c: n,p tible cornm rc iol a;1d indu trial u e mny b 
inclu led if they are compHtib y an I harmoniously de igned int the total re identinl communit within a pl,111ne 
dcv 101 mcnl distd t. 

2) 

Plnnn d commercia l ent r . . C mpl menta , and c mpntiblc r id ntial and inclu ·trial us s may be included if 
ompatibl and harmoni u ly designed into tl1c t t I commercial center\! ithin a planned d el pmcnt 

(3 

Plu11ni;d tourist co111m rcia l. tou rist atlrnction · or theme I ark . Complemenlu ry nnd compat i le resjdcnlinl usr: ' 
may be incJuded, pro ided that their design, ithin the rJnnn d de elop ent district wiU produce a reasonab le 
living environment. 

(4) 

Plann d industrial parks. 01 pl mentar and compatible r idential and commercial u e may be included if 
prop rly r lated to th total intluslri I park \ ith in a planned development distri ·t. 

5 

0th ruse . An other pri ate, public or cmipubli us c mplem nlary to and compatibl with planned 
residential. commercial touri t commercial or indu trial developmen ts (including sewer and waler utility plant ') 
ma be included. An incincrat r facility as defined in tJ, .in inernlor management ordinance, range ounty 

ode£1!.l!p.!ru2., artfolc X IV, may be included provided the P-D ~ppro al contains a condition stating that prior 
to con truction of an incinerator facility the incinerator fac ilit ball fir. I re ei ea sp cial e c ption through the 
c. ccption process a set forth in Orange ounty d ..cilil~ articlt II and i othcrwi c consistent with the 
r quircmcn of the incinerator monag\,;m nt ordinance. 

( rd. No. 92-4 1, § 47, 12-22-92) 

( ) 

Big b x cv lopment ( lciin d in section 38-1, Orang ounl ode.) Complementary and compati le 
residential, office, and industrial usc may be in orporalcd if 1hey are compatibly cksigned in to the total big box 
de el pl ent within a planned d velopment. 

rd. o. _007 -0 I § 15 3-20-07) 

(11 & Z Res. art. XXIX, § 2) 

Sec. "8-1203 . - Approval proc durc. 

The proc dur for obta ining nppr val of a plannr:J development shall b a. fo ll,\ 

( 1) 

Prcappl ication c nferenct·. The applicarit shall ubrnit four (4 copie oflhe con ept plant t c zoning director 
al le st Len 10) working days prior t a pr application conforen whicl1 hall b • chcdulcd by the appli ant 
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wilh th plnnning dir"cl r, 7.oning director and ounty engin er or lhti r cf ·sign e . . The purpo e of'thi meeting 
·will be to a quaint th staff with tJ1c pr po d project and tu prov i le th" pro pecti e applhmt vi th preli minary 
revi w c rnment I identify major concern or the need [or additional support data. Within five (5) WOJking 
days foll , i g the mectmg the z ning dirculOr hull end a Jcu·cr to the pro pc tiv t1ppli ant/ con ultimt 
summari.r. ing th major point of the meeting. ·rh • coni;ept plan ·hall not b binding. 

(2) 

!,,and Uf; plim (pre iou ly pn:li minary development plan . 'f he applicant shall submit o the planning 
department an ·,.· payme111 of application fee -,o the :zoning department, fourteen ( 14) copic ol' the I nd u · • plun 
and support data. 'l'hr.: planning dcpurtml'nl shall ·chcdul the project fi .r 1 · ie by the d vclopmenl rcv ic~ 
committee (DR ). Th · planning and zoning directors ·hull determine if review of th proje I i nee smy by 
other udvisory bo, rds other thun the plann ing and zoning commiss ion. The zoning dire tor shall s ·b dulc the 
project '1 r the next regular meeting of the planning and z ning ommissi n f r a r vfow he ring. 

a. 

The DR ha ll rcvie the propo ed land u c phm, and issu n :vrilt n recommendation to the plannjng and 
z: n ing commi sion . A cop of the DR recom mendation shall be seHt lo tho applicant at I as live (5) da s prior 
to the planning and zoning commi. sion publi hearing. The DR must complete thei r review at least twenty-
on (21 days prior to th · date of th planning and zoning commissi n public hearmg in ord r to b placed on 
the agenda . 

b. 

U n rt·,eeipt of the DR 's writt n rel:ommendatiun, lht: plu nning u11d i. nin 1 cummiss ion ·hall ho1d a public 
ht:arin to re i w the applioati n and sha ll ubmit it l'ec mmemhltion (wl1ich ma include conditi ons lJf 

approval) to the county commission for it om ial acti 11 . Public notic.: to ·onsidcr th land use plan shall 
inc lude a generalized list of th propos d land uses and shall indi ate that the bbard of count c mm i ioncf' 
w il l hold a public hearing to con ider l.h project. The publ ic hearing bef re th b ard f c unt commissioners 
shall be h Jd at lea t t n I 0) da s after tbe planning and zon ing commission hearing. 

c. 

Jn additi n lo complying with all approval pr ·cdures contoined in lhi section 38-1203, a big bo, de elopment 
shull comply wi th til l the stnndurds a11d rcqll ircmcuts outJined or relercoced in cct jon 38-79 J 5 ) . Any big box. 
d ve lopmcnt app licant ·ccking a, aivcr from any uch tandard or requir m nt shall, oncurrently with and as a 
part of the land u -c plan submit1al include ·uch aiver r quest staling and x.p lai ning in detail, the exceptional 

ircumstantes which (he applicant believes ·u. ti fy a wa i er. Orange ounty shall review such rcquc t, and may 
either Jeny or grant th waiver. hirth m,ore, before an public heari ng i · held regarding a big box development 
land us plan, a community mP ting shall be h Id , ith public n ticc issued to the owner. of record of properties 
localed within a two thousand-foot radius of th proposed de elopment site. 1 n est<1hlishing the I imits of public 
notif1cation, al l addresses withi n an en tire neighborhood, arty part of\. hich fa ll s wi thi n the tw th u 'and-foot 
not ifi ation radiu sha ll be noii ed . In add iUoll, the appl icant , hall be resp n ible for prominently and 
con picuously posting n tic of th c mmunity me ting dir ctly on the property. 

3) 

De el pm 111 plan (pr viously nnal d eloprnen1 plan). 'he app liCH nt hall subm it to the planning departmt:nt, 
a lier pa nt of the application foe lo the zon ing dcpar1menl fourle n (14 copies of the cl ·v lopmenl plan arid 
. upp r1 n nterials. 

a. 
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Th de elupm nl plan m y co er all or 8 p rtion of the a ppr ved land use pl 1111. The planning depnrtment ·h;ill 
re iew the plans to determ ine if al l a ppr priatc data and in fo rmation has been pr perly pr idcd. 

b. 

The dcv lopmcnt pl:m shall be revi w d by the DR 111 rder t delermin • thu! : 

1. 

It substantially complies with the land use plan; 

2. 

The phase f devel pment con ex ist ns a stab le indept!ndtmt un it· and 

J. 

· xisting or prop ed ut ility servic . and tran p t1 tion sy. t ms a1 adequate r r the uses proposed. 

C. 

Th · DR · :,hal l review the devel pn,ent p lan and . hall val uate it for c n istency, ith the land use plan and all 
applicab le rdinancc ·, regulatio sa nd poli -i~s. Th L)R shall e ither app v th de 1elopmcnt plan ( hich mn 
.includ technica l condit ions comd i nt v ith applicable county ord inance , regu lations and pol icies) r d1::ny the 
developm nl plan bnscd up n spc i1i findings v hi h hall be stated. 

d. 

Th decision of the · R may be uppef1kd to !he b nrd of county com mi loners by t10 aggrie e<.I party. /\ ny 
party choosing to appeal the J R decis ion ha ll .file a notice ofappeal wi thin fifteen (J 5) day:, f the r~nJi tion 
of lbe DR decision. If the deve loper or appli ant proposes to creal a subdi is ion, a preliminur subdivision 
p lan hould be proccs ·cd con urrently with th d · velorment plan and 1- liall be subject to a ppr al by the board 

f county om mis ioncr ·. The I R decision shall b r ndered within ten ( I 0) wol'k ing aa s of the fina l DRC 
meeting dat '. 

e. 

In additi n to omplying wilh all appmval procedures contained in this st.;s;tioo J8·1203 a big box development 
plan shall comply with the land u e p1an and '\ ith all lhc slam.lard and requirements outlim:<l or referenced in 
wet ion 38-79 153), ext; pt tlwt any PD appro ed r r ommer ia l uses prior to April 3, 2006, hall n t b su bject 
to the lwo hundred-14 l buffer requirement adjacent to ingle-fomily residentially-zoned propert on ly t the 
ex tent th l it can be cl m ns!r<1ted that the proJ ert is physical! onstrained from mee1 ing t11at requ irement. A11y 
big bo, dev Jopment applicant king n wa iver from 1111}' ta ndard or requ irement gov rning bi box: 
de· clopmet\l shall , c ncurrcntly, ith and as a pan of th dcvclopmcnl plan submittal, include such waiver 
r quest, sta ting and explaini ng in deta il, lhe xccpt iona l ircumstanccs which th app licant be lieves j u tify the 
waiver. Such a request slrn ll be deemed a sub tantia l cha nge to the land us pJan, and shall requ ire a public 
bearing befor the board of county commissi ner ·. The board may uppr >V or deny tht, ui ver reque~t. 

(P & Z Re ., a,1. XXI X. § 3; rd. No. 98-3 7, 5 16 12- 15-98 · rel . u. 2007-0 I , § 16, 3-20-07 

Sec. 38-1204. - oncept p lnn requircm nts. 

a) 

The concept plan hall on ist fag neraliz d k l Ii hich is drawn to cale (th proportion and lo ations of 
lund u es may be generri lizcd , and wh i ' h show r address s (wi th supporting info rmation) th · f Uow ing itcrns 
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and matters : 

(1) 

Boundary of the subject property, identified by a heavy line. 

(2) 

Major natura l features such as lakes, streams and conservation areas. 

(3) 

Existing or proposed streets abutting the project and other major streets and intersections within five hundred 
(500) feet of access points to the subj ect property. 

(4) 

Generalized location map and legal description, including acreage. 

(5) 

Proposed land use types and their loca tions (land use or building bubbles are acceptable). 

(6) 

Gross densities. 

(7) 

Approximate minimum lot size. 

(8) 

Approximate number of un its. 

(9) 

Approximate floor area for commercial or industrial. 

(10) 

Adjacent zoning. 

(11) 

Anticipated internal maj or road network. 

(1 2) 

Anticipated maximum building height. 

(13) 

Anticipated phasing plan . 

(14) 
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Proposed method of providing: 

a. 

Water service (including fire protection). 

b. 

Sewage disposal. 

C. 

Stormwater management. 

d. 

Parks/recreation facilities. 

e. 

Schools. 

(b) 

The plan shall include all information known by the applicant at the time of submission. Review of the plan shall 
be based on the data submitted. 

(P & Z Res., art. XXIX, § 4) 

Sec. 3 8-1205. - Land use plan requirements. 

The land use plan, consisting of properly identified exhibits and support materials, shall clearly indicate the 
following: 

(1) 

The project name, legal description, total acreage and location map. 

(2) 

Existing topography at one-foot contours based on the county datum ( or as approved by the county engineer) 
and other natural features including lakes, watercourses and conservation area. On-site soil (based on the soil 
conservation service classification system), flood hazard areas and generalized vegetation. All plans shall be 
drawn to scale, not to exceed one (1) inch equals two hundred (200) feet, unless otherwise permitted . 

(3) 

Existing and proposed land uses, with each phase of the total development identified. 

a. 

Residential. Maximum gross density, total number of units, type of unit where feasib le or necessary, minimum 
net lot size, minimum net living floor area, building height, open space and recreation area . 

b. 

Commercial. Types of uses, gross floor area, floor area ratio, bui I ding height, setbacks and open space. 
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A commun ication tow r nrny b0 p rmi tl d as part of the Ian I u 1:: plan, pro id u thnt: (I) th ar ad sign, te I f" r 
th· c imnnmication to, er i ' pccifi ally d ign t d nth ' la nd us.; plan cincl (2) the c mm uni ati n tcwcr ha a 
dis1J1ncc s1;;parntion consistent, ith section 38- 1427 c.J 2)d. t thi ode, pertnining lo omn unicntion tower 
eparation fr{)m ufT-sil~ use de. ignated areus includin, e. isling or plu1111ed res identinl or n 11residc11tial 

properties. 

(c) 

A omm 11i~1tion row r wh i h has n t been pre iuu ly idt:mtifi d as a perm itted land u ·e 11 th land u ·e plan 
shall be a substantial chang pursuant t s ction 38· 1207 of Lhi 'ode. 

(ti 

A commu nication tower lo flted, ·thin a planned d :- Jupmcnl ·hall be processed p1.wua 11t o the PD appr va l 
proc · and us described in ub cctions a), b) and ( above. !fun st ndard of sub ·cction 38-i427{d)(2)d or 
(d)(3 cannot be met th t1pplicant mu t request n waiv-cr. Th DR 0 hall review the waiver request and make a 
rec mrnendation t 1h bonrd f c unt~ c rnmissio ers. 

(Ord. o. 96-10 § 2 4- 0-96; rd . No. 20 16-19 § 27 9-1 - 1 ) 

ecs. 8-1237- 38- J 2 0. - Re rv a. 
DI I ION 3. - SITE DEYELOPME S /\ND RD FOR R ~SIDENTI/\L DEVELOPMENTS 

ec. 38-1251. - Lot coverage. 

n) 

e applicanl shall propu e, and the planning and zoning ommi . . ion shall r commend, to the coun ty 
ommi sion ma irnum residentia l den ity, t p of development, maximum height lirn itatio s minimum lot 0 ize 

and liv.ing area . T p of r sidentia l onstrnction may be intermi xed os long a adopted re identitll densi ties are 
compatible and height limitation are nol exceed d. 

(b 

The maximum coverage fall buildi.ngs hall not exceed thirty (30) p r~c111 ofth g1 · land area . 

(c) 

Th crite ria for establi hing the re idential den i y and height of tru tures . hall include: 

(1) 

Compati ility witJ1 other zon ing di tr id · in lh1.: vic in ity of ubjccl properly and with adopted densiti s in the 
counry eomprehen ·ivc.: policy plun un<l future land II e map. 

2) 

h prescr a lion or· nnlural feutur sand enviromncnt,11 assets of lh site. 

( ) 

The ,a I quac of pub Ii roa Is utilitie , public ser ices and fo ·ilities requi red to . en,1: the devel pm nt. 

(d) 
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'I h rnHximum ui lding h ighL for residential ·vcl pmcnt hall be thi tty-liv ( -) feet. lleight in cxce of 
rhirt -five S reel f1 r sidential ti v lopm nt sha ll b · rcq u sled on th~ land us 11la11 and ubjcct lo approval 
by the bourd of count, commis ioners. 

Sec. 8-1252. - pen ·pace. 

pen pa shall be pro ided per the ~q1._1ire111enl · n 3R- l 234. 

(P Z Re ., art. XIX IO b)(2 

e . 3 -1253. - Re reati n foci litie ·. 

(a) 

Recreation ar fl in the form of'lr ·able land ·hall be pt·o ided to i.erve the vari ly Fneed · forag~ group · 
includ din th r . idcnl populations of the pr ~eel. 

(b) 

Both active an I pa i r creation ar as hall b~ pro i d al a ratio ortv and fiv -temh · 2.5) acres per one 
thou ·and (1,000 pr ~ ctcd p puhHion. Population ·hall be ca lculat do the basis of three and one-tenth ( . I) 
rcr ·on per ingle-famil uniland two and one-t nth (2 .1) p ·r multi fa ily unit. 'I he following guidelin hould 
be con ·idcrcd in de igning Lbc c arcu : 

(I 

l\cti c recreation. Typjc I facilith.: would in - lude pla ground ath l-ti fields vnrious types of' colllts tennis, 
baskethall ra k ·tball wimming po Is, x r is tra ils a11d clubhou cs. 

(2 

Passi c re reation. T pica! fa ilitics w uld include picnic areas enchcs tra ils and water feature . 

(c) 

/\II recreation areas hou ld be easi ly acces ibl · by all re id nts of the c mmunity and in Jud , where 
approrriate, side\ all bike path facilitic , as , ell as parking areas for both auto· and bicycles. Attention hould 
be gi n to creening and bufforing light and no i. e from adjacent re ·idcuts. 

d) 

All land shown on th dev tor• nt plan a 111111 11 open srac.: , private recreational or a and facilities shall be 
subje I lo covenants and restrictions, hi h e, sure the pa m nl of future laxc and the mnintcnancc of ar~s and 
fa·ilit i s for a afe hea lthful and aura live Ii ing environment. 

(P & Z Re ., art. X.XI,. . .' I O(b 3 ) 

tbncks. 

etba k fr m id and rear pr p rty line :-hall rela te I the de. ign height of the :a:trucll1rc . Th folio, ing 
gu idelines shall b utilized to re ic\ projc ts; h w r, they m y v, I')' tlcpending upt>n conditions anrl de ign 
considerarion : 

(1) 
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All one-510l'y and tw - tor units shou ld provide a minimum lwentyafi e~fo ls 1ba k l'i·on1 all bountlari · f the 
P . tru lure. in xc soft, u (2) storic· hould i crca. c thi ct ack tor tlc I th add it i nal trm:lllra l h i hi. 

2) 

. ctb:icl s from ·tree! ri,ghts f- o hnll mcel the fi IIC> jng minirmm1 requir menl ·, unlcs:. ore restrictive 
r quir rn nt are sp i lied in art icle XV ,f thi. chuptcr. 

8. 

ollector street ..... 2 feet 

b. 

Major collector street .. ... 5 le I 

c. 

/\ncrial s1r ct ..... SO le r 

d. 

Express ays ..... 75 feet 

e. 

All other right -of-way ..... 20 feel 

p 

et:. 38- l255. - Land caping. 

; Ord. . 8- 7 · I~. 12-15-98; Ord. o. 2008-06 , § 16 5-1 - 8) 

ln addit ion to the gen ral llmd c, pep jsi n conl11im:d ins lion 38-1233 and..£lli!r.ter 24 (landscape 
ordinnncc). shad trees shall be provided at a tale f lw (2) tre . per lot r one I) tree per attached unit. 
Reductions in the tree planting requir mcnt ma b approved for n1ultistory truetures in e ·c ss of th itty-fi 
( 5) le l. The e tree hou ld be local d in ·u h a mann r a· 10 provide re li ·f from the a.m. or p.m. sun 
expo ures. 

(P & Z Rt: ·., Rrl. J ', § IO( b)(S)· rd. o. 91-29, § 2(Rx h. A, 12-10-9 1) 

i.:c . 38- 1256. - Building layoul. 

'J h de. ign and layou t ofrcsidcntial tructure, should take into account the exp ~ur f the un by re ucmg to 
the degree p ssible, th east and west exposurt: o f building . 

(P & Z Re .. , art X J . § I O(b (6)) 

. 38- 125 7. - N tilication. 

a) 

ubjcct to ubse li on (b) b ·I , , the c notification crit ria c tab li h minimum requ iremen · for prov id ing notic 
to any person who i · ti fir Hj m purcha er of a Joi r ·ingl -family hom in c1 PO pn ~e l when:! th PD Land 
Ust: Plan incl utl ·s t-t multi- family land use. 

For purpos . of the e criteria, n "p r on" i. d fined t m an any n, tural pcrs n or lega l entity other than a 
rcs idemial building contractor l iccns d in the .~La te or Floridl1. Additiomdly, flny ference to "lot" herein sha ll be 
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deemed to mean a platted , single family lot with or w ithout a dwe lling unit constructed thereon. 

(I ) 

The party responsible for providing notice is the party who conveys title to the lot/home to the firs t time 
purchaser. The notice shall be printed in all capital letters and in bold print and p laced immediately above the 
signature line in the contract for the person contracting to purchase the lot/home. Such notice shall inform the 
reader that the PD approva l includes multi-family land use, and that a copy of the PD Land Use Plan showing 
the location of the multi-family development is attached to the contract and can be reviewed at the Orange 
County Planning Div ision or Zoning Division . The party conveying the lot/home shall be responsible for 
attaching to the contract as an exhibit a copy of the current PD Land Use Plan for the PD project which clearly 
identifies the location of both the portion of the PD proj ect where the lot is situated and the portion where the 
m ulti-fami ly land use has been approved. 

(2) 

The party who prepares the dec laration of covenants and restrictions for the entire PD proj ect and for any sing le
fami ly development located there in shall be responsible fo r including a prov ision stating that the PD approva l 
includes m ulti-family land use. 

(3) 

A weather durable sign shall be posted as provided below stating that it is a multi-family site and indicating the 
total number of multi -family units proposed . Such a s ign sha ll be at least sixteen (16) square feet in size setting 
forth the copy in capital letters and bold print. The sign shall be posted along the right-of-way frontage w ithin a 
distance such that the copy is visible and clearly legible fro m the paved portion of the right-of-way. The sign 
shall be posted prior to the platting of any sing le fa mily residential tracts w ithin the PD proj ect. The owner of the 
m ulti-fa mily tract shall mai ntain the sign unt il the mu lti-fam ily tract is developed. Another such sign meeting the 
forego ing criteria shall be posted along any common boundary between a mult i-family tract and single family 
tract in a PD. 

(4) 

The up-to-date PD Land Use P lan shall a lso be conspicuously displayed at the sa les center, if any. 

(b) 

The no tice requirements of subsection (a) above apply only with respect to the fo llowing: 

(1 ) 

PD proj ects approved by Orange County after April 11 , 2000; and 

(2) 

A ll p latted single-family lots where a change determ ination or Land Use P lan amendment fo r multi-family use is 
approved for a PD proj ect after April 11 , 2000. 

(c) 

Substantial compliance w ith the notice requirements contained in subsection (a) above shall be deemed 
acceptab le. 

(d) 
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Orange unty i 1101 r pon ibl or liobl t :m person n r em,uring that parties re 'ponsible for sati ·f ing th ·e 
notice crilcrja substunti lly comply ilh these n tice crit ria. 

( rd. No. 2000-08 .. 8, 4-11-00 

e . 38- 1258. - Multi-fom ily development c mpalibilit , 

A multi-family de clopmcnt ma PD shall ·atisly the following criteria, except !hat in the event of a c nnict in 
h ight re tlirement b tween lhis se tion and an th r eclion in cho12ter 38, . u h other secLi n shti ll c ntro l: 

(a) 

Multi-fomily building Jocot d, ithin one hun Ired ( I 00 fe l of single-la mi ly :wneu pr·bperty ,1 · measured from 
th prop rt line fth propos d multi-famil development to the neare t p, perty line of the ingle~family 
zoned property shall be restricted to singl t ry in height. 

(b) 

Multi-fomily buildings locat db lwe non hundred plu - (100 I·) feet t nc hundred and filly {150) f t of 
ingle-faniily z. ned propc11y slrn ll ary in building hctght with a maxim m of fifty 50) percent of the buildings 

being three ( ) stories n I to x.ceed fi rly (40) feet) in height v ith th remaining building being one (I) tory 
or l wo (2) stories in hejghl. 

) 

Multi-fa,nil, building· lo ·atcd ·within one hundred and fifty ( 150 lee! or ingle-fa11ily zoned prop rt , hall not 
exc.;eed lhn~e ( ·t ii s forty 40 fci.:) in lieight ex epr a pro id d in (d b lo, . 

(d) 

Multi-family buildings in excess of three (3 storie. or forty (40) feet in height may be permitted subject to 
approvul by the board of county commissioners ("8 "). I he application for the ·e buildings shall include 
justification for the req uested lieight. A compatibility plan may be required lo inc ludes gl'eater setbacks and 
incr1.;ased buffers from adj a en! pr perti 'S . 

e) 

Parking and other paved areas for multi-family de eloprncnt shall be local d at lea I tv enty~live 25 feet from 
any ingle-family zoned property. Ah ent -five (25)-foot land ap bun~ r shall be provi<leo ,.msi~tent wilh 
Type landscape bu lier r quirements, as s t forth in chap~ of lh Orang County ode. 

f) 

A ix-foot high ma onry brick, or bloc I< wall shall b0 con tructed, 1herev r a muhi-family dev lopm nt i 
located adjacent to .single-family zoned property. The wall heigh t shall be m a ured from the finished el at ion 
of the side of the wulJ which i highest . If a right-of .. , ay i • lo ated bctwc'n the multi-family development nnd 
the ingle-fomil zoned property, uch u wull is not required. However, ifn fence or, all is provided bch cen the 
right-of-, ay and multifamily proper! then pcdcstrian n ces points sh [I be required providing access to pub!i 
rights-of-way requir d al lea t very five hundred (500) linear fi et or wher approprial as directed by the 
county. Pede trian a ccss point ar~ enco11rngcd 10 e lo ated n ar open space and stortm ater ponds and may be 
included in calculation of requ ired open space. 

(g) 

A multi-family dcv lopmcnt may directly acccs any right-or-wa erving platted single-rami ly residential 
development from nc accc ·s point of the multi-family de elopment. Acee · to co lJcctor and arterial roads shall 
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be permitted. 

h) 

Active recreation area:; v ilh as ociatcd bicy le parking hall b pro iclcd within a mu lti-fami ly dcvcl pmcnt to 
ser the need. of the resiclen , of the 111ulti- fa mlly building whenever single-fam il y zoned property i · located 
insiut: the PD or adjacent 10 tl1 • n1u lt i-f.imily <level pmcnt. The recreat ion ure.1s shull be providc<l 11t the ra tio uf 
two and 011 -half' (2 Vz) acl' s per one thousand l 000 , sidenls calcLllated al u rate uf I\ o and one-hnff (2~) 
re id nt per unit). "'I he rec1·eali n aref1s shall be loca ted int m,1l ly away from 1my sing ll.:}-fa111 ily zoned rro1 erty. 
The mttlti-famlly resident ial population sl,a ll n t includ d i111he calculation for detern,ining !h r·creatio,; 
requirements for the balance of the PD. 

(i) 

multi-family development loca1ed adjacent to a right-of-wa shall be fenced (chnin link fences shall n l be 
permitted) mid land ·caped"' henc er si ngle-fam ily z.uncd propert i: focated aero s the righ1-of. vny. 

(i) 

Whcr doors, windows or other npcnings in the wall fa living unit ba k up to a \oval I f :rn ther bu ild ing with 
doors, v indows or other opening , th1.:rc shall b~ a minimt1m separat ion of thirty (30) feet fi r two~ tory 
buildings, and forty (40) fc t for build ings three 3) stories. Separations shan incrcas in pr portion to add it ional 
structural height There . hall be a minimum or twenty (20) eet bclw •u all multifami ly, office. commercial and 
industrial structures for fire protection purpose . 

Ord. o. 2000-08,. 8 4-J il-00: rd. o.2004- 1,§ 10 2-J0-04:0rd. No.2Q06-06, 17, 5-13-0S;Ord .No. 
2020-30 . § 7K, J 0-1 J-20) 

ec. 38-1259. - "tudenl housing. 

The following riterin hall be ati fi d for n w deve l pmenl and nddiUons or expansions lo exi ting 
de elopnicnt of slud nt hou i11g; 

(a) 

A tudcnt housing dcvclopmcnl phrn shalJ requ ire approviil throl!gh a public h aring befor the board of ounty 
commiss ioners. Prior to th p blic hearing, a community meeting shall held. 

(b) 

A tudent housing d'Cvclopmcnt shatl maintai n a minimum di lance ·eparnti0t1 of fo111· hundr I ( 400 leet fi'o m 
any singl -family zoned property as m a. urcd from the propc11y li ne of the propo cd student housing 
de elopmenl l the neares t property I ine f the sing lc-fumlly z ned property. 

(c) 

A student hous ing cor plex, including a muJ\i-r liu ·e comp le shull con uin nol more than seven hundred and 
fifty (750) t ta) bedt 111. , 

(d) 

A six. (6) oot high ma nry, bri k or block wal l sha ll be constructi J whcnc cr A stu lent h usi ng d velopmcnl i 
local d acjaccnt t any righ!-or~v,iay_ Pede trian gates shal l be included at appropriate in tervals a. direcled by the 
county cngin er op de trim, and bicy le tra el i not impeded, un les. the ri ht-of-wa a cess rights are 
dcdi atcd to Orange Coum . 11e height shall l e measured fr m the fin ished elevation of the ide of the wa ll 
which is I ighest. 
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(c) 

h · le cl pm nl plan for al l ·tudcnt housing prnjecL shall in lu ea mobility plan submillcd to the 
1ran porlntion planning divisi n and a community site cksign phrn l{>r rime pr ent ion through environmenta l 
control · ubmiUcd to the planning division that i consisten t with the rime Prevention through En ironmental 
Design (" PTED 11

) Mmrnal used b the Intern. tional PTED ;\ssociati n and Florida CPTED Networl . "he 
sludent housing mobility plan shall describe and depi t pe trian and bh;yclc ysicm and facility need 
con ·istc11t" ith thi. section, transits rvice un<l fac ility needs, university and count, c Mdi11alio11 measure that 
will be impl rncnt d by !he develop r ( manage trnns1 ortation demand and promote pcclcstrian and bi yclc 
' alely, at d designation of ar,prorrinte space within the development for carsharing, bike. hal'ing, and electric car 
charging stations m; the. may be i111ple1m.:lllt::d within the uni er ity area . The t dent housing mobil ity plan also 
hall de cribe An I lepi t the pcdi.: ·trim, und bicy le safety feature · cross-section • marked m1d ;,tompccl 

cross al ks, safet eacon , tr,,m signul moJi licuiions pedcstrinn-s ale lighting, nJ other pedestrian and 
bicycl sa[ety features(, ith assouiatcd funding and m inc nan et spo sibilit ies) 111at will be p1·0 idcd and arc 
needed (and arranted, as applicable to ensut afi ped 1tiun and bil!)ICle rtcce · · to udj~cent larnJ uses and 
aero. major ro.idway · to commcr ·ia l land u c and tran il lbciliiies. lmprov ·m ,us idcn ti li d by the pla11 shall 
be onslru ·Led or implemcntd prior lo issuance of fl cert ificate r occupm,cy and · hall be consistent with the 
ml ·t recent edition of Plorida Department l'Trnn pmtation standa rds 

(I) 

Pedesttial'i ac ommod ti 

g) 

Rea na 1 break in land capi11g in parking areas shall bo made to allo \I pedestrian and bicyc li sts acce 
through parking area. to points of de tination. 

(h) 

Vi hicle a d bicycle park ing spaces : hall be provided a' sp • ificd in chap~, article XI Orange ounty ode. 
~aeh carsha ring -pace prov.id ti may replac at least one I) required vehicle parking space and -additional 
reduction may be a ppr ved by the zon ing manager ba ·cd on the findings of the mobilit plan. In addition to the 
hon-term bicy I parking requ ire under thi · s tion, long-term bicycle parking spaces thnt 11rc iridoors or 

other i e protected from tfo:: eather and th ft sha ll b prov ided at a rate of on~ (l) :ipll ~ pertcn (10) becJrooms 
and hall con i ·t of hi ycle racks in fen d areas with re tri ted access instullcd under i"Oo~ under stairwells or 
in structu ed parking facili ties . Bicycl parkit,g spa e a ailable in ide of a clubhou$e r rnmon ar a, llch as 
in a siora c room with restricted a ces. : in bic cle locker , and/or in garage. a signed to individual units can 
provide long-term parking consi tent ilh thi e tion. 

(i) 

1f a student housing devclopm nl is crvcd by u unive ity-nfti Ii a led slrnllle or other Iran. it option, one I or 
m re tran ·it shelters shall be depicted on the m biJity plan and provide on or ac.Jjaoenl to th development ite 
to accommodate tran it ridct hip from tho development. 

U) 

For density ca lc11 Jation to dctermint: con ' ist n y with the omprehen iv Plan rour (4) bedrooms ·hull count as 
on I) multifami ly dwell ing unit. 

(k) 

Maximum bui ld ino height shall be tht'e ( ) rie · (forty 40) feei). 

(Ord. No. 2000-08 § 8, 4- 11 -00· rd . No . 2020-30 , ' 71 . I 0-1 -20 
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Future Land Use Element 
Goals, Objectives and Policies 

URBAN FRAMEWORK 

GOAL FLU1 URBAN FRAMEWORK. Orange County shall implement an urban planning 
framework that provides for long-term, cost-effective provision of public 
services and facilities and the desired future development pattern for Orange 
County. (Goal One-r) 

OBJ FLU1.1 Orange County shall use urban densities and intensities and Smart Growth 
tools and strategies to direct development to the Urban Service Area and to 
facilitate such development (See FLU1.1.2.B and FLU1.1.4). The Urban Service 
Area shall be the area for which Orange County is responsible for providing 
infrastructure and services to support urban development. (Added 12/00, Ord. 
00-25-r, Obj. 1.1) 

POLICIES 

FLUl.1.1 

FLUl.1.2 

Urban uses shall be concentrated within the Urban Service Area, except as specified for 
the Horizon West Village and Innovation Way Overlay (Scenario 5), Growth Centers, and 
to a limited extent, Rura l Settlements. (Added 12/00, Ord. 00-24, Policy 1.1.1-r) 

A. The Future Land Use Map shall reflect the most appropriate maximum and minimum 
densities for residential development. Residential development in Activity Centers 
and Mixed Use Corridors, the Horizon West Village and Innovation Way Overlay 
(Scenario 5) and Growth Centers may include specific provisions for maximum and 
minimum densities. The densities in the International Drive Activity Center shall be 
those indicated in the adopted Strategic Development Plan. (Added 8/93, Ord. 93-19; 
Amended 12/00, Ord. 00-25, Policy 1.1.10-r) 

B. The following are the maximum residential densities permitted within the Urban 
Service Area for all new single use residentia l development or redevelopment. Future 
Land Use densities for the following categories shall be: 

FLUM Designation General Description Density 

Urban Residential - Urban Service Area 

Low Density Residential Intended for new residen tial projects within the USA Oto 4 du/ac 
(LDR) where urban services such as water and wastewater 

facilities are present or planned. This category generally 
includes suburban single family to small lot single family 
development. 

Low Medium Density Recognizes low- to medium-<lensity residential Oto 10 du/ac 
Residential (LMDR) development within the USA, induding single family and 

multi-family residential development. 

Medium Density Recognizes urban-style multifamily residential densities 0 to 20 du/ac 
Residential (MDR) within the USA. 

Medium-High Density Recognizes a transition in density between highly Oto 35 du/ac 
Residential (MHDR) urbanized areas and medium density residential 

development that support public transit and 
neighborhood serving amenities within a reasonable 
pedestrian walkshed. 

High Density Residential Recognizes high-intensity urban-style development 0 to SO du/ac 
(HDR) within the USA. 

(Amended 8/92, Ord. 92-24, Policy 1.1.11-r; Amended 11/17, Ord. 2017-19) 

2019 Update FLU-1 



C. Density and Floor Area Ratio (FAR) calculation is determined by dividing the total 
number of units/square footage by the net developable land area. Accessory 
Dwelling Units (ADUs) shall not be included in density ca lculations. The net 
developable land area for density and FAR calculation (intensity) is defined as the 
gross land area, excluding surface waters and certain conservation areas from the 
land area ca lculations. In order to include new Class I, II and III conservation 
areas in the density and FAR calculations, the parcels shall have an approved 
Conservation Area Determination (CAD) and an approved Conservation Area Impact 
permit from the Orange County Environmental Protection Division. (Added 8/92, 
Ord. 92-24; Amended 8/93, Ord. 93-19, Policy 1.1.11; Amended 6/10, Ord. 10-07; 
Amended 11/19 2019-18) 

D. Orange County may, in its Land Development Code, identify standards and criteria 
for alternative density compliance consistent with intent of this policy and CP 
update. Specifically, minimum density standards may be reduced by the Planning 
Manager on parcels limited to less than one developable acre if conditions and 
constraints prohibit development in accordance with FLUl.1.2 and if the project 
otherwise promotes infi ll and redevelopment consistent with this update. 
Alternative compliance should further the aims of 2007 Workforce Housing Task 
Force recom mendations or transi t ready locations consistent with the intent of the 
Transportation Element. There may be different standards for designated types of 
Transportation Planning Areas. 

E. By 2010, Orange County sha ll update the Residential Capacity Analysis to revise the 
estimate of residential build-out in the Urban Service Area. This evaluation shall be 
based on the most recent population and economic data. Based on the results of 
this analysis, the County shall re-evaluate its strategies related to residential 
densities. 

F. Student housing may be permitted only on property with a future land use 
designation of Medium Density Residential, Medium-High Density Residential, High 
Density Residential, or Planned Development (i n which medium or high density 
student housing is included as a single use or part of a mix of uses). A Planned 
Development zoning classification shall be required for all student housing projects. 

(1) Student housing density shall be calculated based on the number of bedrooms, 
with four (4) bedrooms equal to one (1) multi-fami ly unit. An alternative density 
calculation may be permitted upon the approval of the Board of County 
Commissioners, provided the developer has committed to a mobility plan to be 
implemented with the development of the student housing project, has 
demonstrated a need for the additional units, and/or has proposed a 
redevelopment project located within the area extending one (1) mile east and 
one (1) mile west of the Alafaya Trail corridor, between McCulloch Road and 
State Road 408. 

(2) Any conversion of student housing to unrestricted housing shall require a 
Comprehensive Plan amendment and/or the approval of a substantia l change to 
the Planned Development-Land Use Plan (PD-LUP) by the Board of County 
Commissioners at a public hearing. If the Comprehensive Plan amendment 
and/or substantial change is approved, school impact fees in effect at the time 
shall be paid, and the project shall comply with any school capacity regulations in 
effect at that time. (Added 5/13, Ord. 2013-11) 

G. A Community Residential Home (CRH) is defined in §419.00l(l)(a), Florida Statutes 
as "a dwelling unit licensed to serve residents who are clients of the Department of 
Elderly Affairs, the Agency for Persons with Disabilities, the Department of Juvenile 
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FUTURE LAND USE and ZONING CORRELATION 
The fo lowing t ble show5 the correla t io between utu e land use and zoning. The Planning Division uses this correlat ion to determine 

consistency of land us aclivi l i s \Vilh the Compreh nsive Plan uture L nd Us M ap [FLUM). Land Use compatibility; location, availability 

ahd cap<1city of publics · rvices ond fil cillti Si m;,irkc.t dern.ind; ;,ind environ m ntal features also ar u$ d in dct rminin8 wh·ch totting district 
is most appropriate. Development activity wlthfn a land use deslgnatlon is resrrfcted to t e rn aximum density and/or in tensity allowed b\1 

the FLUM deslgnatlon, recardless of zonin6, 

Future Land Use I Maximum 'Density/FAR 
R t I/Agricultural (R) I l du/10 ac 
Ruta! Resident al Enclave l ake Mabel 1.0 Ac. Min 
See Maps 25(a) through 25[c) of ihe Berry Dease 2.0 Ac. Min 
utur11 and lJ~e M,1p Serles Chickasaw 1.0 Ac, M in 

ltural Set tlement 1/5 {RS 1/5}1" 

Rural Set I rncnt 1/2 (FIS 1/ 2)* 

Rura l Settlement 1/1 (RS 1/1)"' 

Rural Scttl -nt Low OcnsitY1 

lake Pickett (LP) 

low Oenstty Resldentlaf (LDR) 

~ow-Medium D nsity Residential 
(LMDR) 
Medium Density Re5ldcn t ial (MOR) 

Medium-High Dr:msity Residential 
{MHDR) 

High Den.slty Residential {HOR) 

Neighborhood Reside tial (NR) 

Neighborhood Activity Corridor 

(NA9 
Neighborhood Center (NC) 

Office (O) 

Commercia l (Cl 

Industrial (IND) 
lnstiiufonal (IN TJ 
Educational (EDU] 

Planned Dc11clop!.!1~"!.. (P~ 
Actlllity Center M ixed Use (ACM U) / 

Activity Cent er Residentia l (ACR) 
Growth C nler (GC) 

Innovation Way Ove av (IW) 

l·Drive Distr ict Ov rlay 

1 du/5 ac 

1 du/7. ac 
1 du/ac 

2 du/ac 
r ansect -base : densitles/intemitles 

established on a Cance tual Regulat ing 

Plan 

4 du/ac 

10 du/ac workforce housing ban s 

20 du/ac + w rkforce ho · sing bonus 

35 du/ac + workforce housing bonus 

50 dU/ac + workforce housing bonus 

20 du/ac / 0.4 FAR 

25 du/ac / l .O FAR 

40 du/ac / 2.0 FAR 

1.25 FAR (0.15 FAR in Rura l.Settlements 

per FLU 6.2.9) unless ol:herwis 

r sttir::ted or incre_as d by Cou.ntv policy 
or code 
1.5 FAR (0.15 FAR i11 Rural Sett lement s 

per FLU 6.2.91 uni ss otherwis 
restricted or Increased .by County policy 
or cod 

j Q 75 FAR 

2.0 FAR 

2.0 FAA 
See FLUB.1.2 and FLU8.L.4 

See I-Drive Element 

See FLU 7,4 

See GOAL FLUS 

Sc Conceptual R sulatrng J>l;:m, Map i3 
of FLUM Milp S Jie 

Zoning 

~- • A-2, A,R, ll CE 
PD, R·CE, A·l, A·2, A·R, R-lA, R·lM 

A.-CE-5, A-1, A-2, po•• • 

-~E-2, R·CE·S, A-~ A-1, A-2, PQ"' 
-Cf, R-CE-C, R-C£..2, R-CE· , A-1, A-2, PD"" 

R·CE, R· C, R·CE•2, R·CE·S, pp··· 
Lake Pie ett lahned Oevelopment-ReglJlatinn Plan 
l >D-IW) 

,\-1 •, A-2 .. R-CE•, R-1, A·1A, R·lAA, R-1AAA, 
R· 1AAAA, R·2°, R-T-1, R·T-2, R·L·O, PD 

R-1, FHA, R-2, R·T, R-T-1, PO, U-V 

R·2, R-3, UR-3, PQ, U·V 
R-2, R-3, UR-3, PD, U-V 

R-2, R-3, UR-3, PD1 U-V 

NR 
NAC 

rJC 
P-01 PD 

C·l, C·2. C· 3, P-0, PD 

I l·lA, 1·1/1-5, 1·2/1·3, 1· 4, PD 

Any 
PD 
PD 
PD 

' PD 
l'N- PD-RP 

FD. C-1, C·2, 1·2/ 1·3 

Village /VJ (Horizon West) 
Mixed Use Corridor (MU } 

PO required for all new development; A· 1, A-2, A-R, R..CE (within overla·1 classificatlon] 

3.0 FAR. unless oth rWi$e restricted bv PD, (Mi><ed Us District- to be developed); staff-
County policy or code (11 -20 du/ ac) in fi iat ed, Urban Servic.e ArE-a only 

Mhced-Use Oevelopment Activity Center PD 

Community Villag C nt r (CVC) (can no longer be reques ted, see FLU8.5.8) PD 

Traditiona l eighborhood Deve lopment (TND) (Ava lon Park) PD 

· t l) R CE dhl•ict, r.-i f>'f•...hh:·t.1 wtilh lhc LOR t1esf&rl•ti0nonly'....t1et1 IO(atrd n a 11.Ur,tJ SNtftmit.l'lt o, Au,• I Fle$ldtrul I r11d,h,~~ {ZIA I 1d A*l dl HI .\ .zt, ~ !~ ,a 1btNW ,1,lth I Ill! lOR dtM&"ICKUl o \'ii t:!"' 

lor-,.·, J i! Ai,1•1 Fteild. 1)t-.ll t I Vt. t1) W..1hf1 1 rb1rt ~Mc .. J\rt-11 (USAI, rtiinn nc rr-~estj to ~-C(, t,·J •• 1"'1f4,:71h .. II only ht 11 lloWL'tl for r,tor,ert lt\ lor~ied In a R11~•1 l«-1/d'-!ntl I Lr,,d1h,e, • • ll mlt~-d to 
4 ~f'1 11tt unr I r r ac. , • ._ . C,xuh ~,,, wrt h Com p Ph~n1.lvt Pl1 n Polley rlt.16 l 3 

Note: S '! Fl .2. , Fl 11.l , arid Fl .2, -2 I de• ,mine wh lh 1 1Ptoni11g • r qu)red .pr' fl) i pe(lijl e• pl iori. or to d,,1.,r rnl11e whet her t 1e,n11i"ll is IP Quin,d iq ,p,•cif it 
case1 or iN1cnsls1rnt wnllljl and fu tuce land use. 

Nill ; 0io, h1enr:v of A-l, A-2 .o d AR 10 11inJ; dlstri<.t, w[I n Rural Sell lemo.rit JWl',l desi1m,1ian I liwil d lo. 1<'5h.lnn ti~I usi,s permit ted by iil!fil or by special e,c~ption app.ovdl, 
~nd. nQr,-re1idenllal u....,, ,eqoJiring a pproval by ,p _ ln l 1'>ccpl1011 nnd wl,kn "" comrnon to all wnln , i>tuct, coru ~tent wil h or I Seltleni nt FLUM d siKn&tlo • A usa thJi l 1, 
not commo~ to a ll listed d mlrn Is net consistent wi t a riurat So ni rncn t dos na tion. 
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1. Report Purpose 

HDSI has been asked to evaluate the development potential of the Eastwood golf course in 

Orange County, Florida. The property was denied a rezoning application by the Orange County 

Board of County Commissioners (BC() on November 17, 2020. The zoning amendment was 

origina lly submitted on January 22, 2018 and underwent numerous revisions to insure 

consistency with the comprehensive plan and compatibility . There were numerous meetings 

with staff: both informal and formal with the Development Review Committee (DRC) . There 

were five DRC review comments issued; June 27, 2019, October 22, 2019, March 18, 2020, 

June 15, 2020 and, finally, June 23, 2020. On July 8, 2020, the DRC found the PD amendment 

to be consistent with the comprehensive plan and compatible with the area . Regardless of 

this intense scrutiny and agreement with the County professionals on the application, the BCC 

denied the zoning amendment. 

The development potential of the subject property is determined via four tests which are 

considered in the development of an opinion of a property's most appropriate use. These four 

tests include an examination of various uses that are legally permissible, physically possible, 

financially feasible, and maximally productive. Each of the criteria is considered cumulatively 

and the resulting analysis provides a determination for the most appropriate use of the 

property . 

2. Background Information 

The Eastwood golf course and community were originally approved by the BCC in 1986. The 

zoning, Planned Development (PD), allowed for the following uses : 

Land Use Units Acres 

Residential 2,320 DU 529.31 

Commercial 100,000 SF 12.50 

lnstitutionalv 18.98 

Golf 161.30 

Parks 30.22 

Lakes/Retention 169.14 

Conservation 181.60 

Right of Way 76.12 

Total 1,199.77 
1/ Origina lly a school and a church; these uses were converted subsequent to the original approval. 
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The community was a US Home Development planned as an industry standa rd golf course 

commuity. There are many simi lar golf communities in Orange County, Central Florida, Florida 

and across America . The golf course was constructed in the first phase of deve lopment to act 

as a marketing inducement to stimulate home sales . Phase 1 of home building began in the 

early 1990's on t he western ha lf the Eastwood property . Phase 2 ofthe community, developed 

by Benge Corp was located on the eastern portion of Eastwood. Benge Corp still has 7.27 acres 

of land adjacent ot the golf course included in this analysis (parce l 36-22-31-0000-00-029}. 

Ea stwood Golf Club LLC bought 271 .19 acres in 2007 which cons isted of the golf course, 

clubhouse and practice range as well as certain storm water management facilities and 

wetlands . The intent was to run the golf cou rse as a private, for profit business. As has been 

evident, the golf industry has lost many players and golf course closings are a common 

occurrence for the last number of years . 

In a report written in 2020 by Clay Thomas, PGA, he stated: 

The golf indu stry has been in distress since 2007. Du ring the last decade of the 20th 

century, 4000 golf courses were built in th e United Stat es bringing the total number of golf 

courses in the US to over 15,000 to hand le the country's nearly 30 million go lfers. The golf 

world began to feel the effects of an over-supp lied market early in the 21st century after 

the tech bubble. According to the Nationa l Golf Foundation 2019 Golf Participation Report, 

go lf participation has been declining since 2006 when the total U.S. golf population stood 

at 28.4 million golfers . The total U.S. go lf population now sta nds at 24.2 mil li on, a decline 

of nearly 15%. Similarly, total golf ro unds have seen a steady decline nationally and 

regionally. 

Eastwood Golf Club, LLC, after losing money for several years in a row, closed the golf course 

in August 2020. 

2. A. Parcel Size 

EGC/Benge Corp own 278.46 acres total ; the application for the zoning amendment is for the 

residentially entitled land is for 73 .0 acres. The applicat ion for a zoning amendment was for 

73 acres yet the abbreviated parent tract is larger due to anci ll ary uses located on the 

unentitled land. To maximize development rights, al l 73 entit led residential acres will be used 

for homes on lots. Additional ly, at least 18 more acres will be needed for storm water 

management facil it ies bring ing the total to 91 acres. The st orm water management facilities 
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will be located on former golf course land in proximity to the 73 entitled residentia l acres. This 

leaves 180.19 acres of residual land for private open space. 

2. B. Property Owners : 

Eastwood Golf Club, LLC, 542 Harvest Lane, Mechanicsburg, Pennsylvania, 17055-4487. 

Benge Corp, 100 Golden Bay Boulevard, Oak Hill, Florida, 32759-9564 

2. C. Property Location and Context 

Eastwood is located in east Orange County, Florida . Primary vehicle access is from Alafaya Trail 

(CR 431) and Woodbury Road . It is a classic suburban golf course community which was built 

on the fringe of the urban area of Orange County at the time. To the north is a substantial 

commercial area, Waterford Lakes Town Center, and farther north is the University of Central 

Florida (the second largest university in the US) as well as a significant employment complex 

including the University Research Park, the Quadrangle and the Siemens complex. This large 

employment center has over 30,000 jobs. 
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The original master developer, DRS Limited built the golf course and sold it to Linkscorp in 

1994. Linkscorp took over golf operations until they sold the 271 acres to Eastwood Golf Club 
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LLC (EGC) in 2007 . Sin ce then, EGC has operated the golf course until August of 2020 when it 

was no longer feasible to continue to lose money on the operations . 

2. E. Existing Use 

The golf course is closed whi le some maintenance is still required for property upkeep. 

2.F Neighborhood Market 

This area of metro Orlando is built out other than the Morgran property to the south . 

Therefore, there is a strong demand for development in th is market. Further, according to 

Macrotrends, the current metro area popu lation of Orlando in 2021 is 2,002,000, a 1.93% 

increase from 2020. That is an increase of 38,600 people in a year or the demand for 15,455 

homes per year. Add to these the tremen dous employment opportunities in the vicinity of 

Eastwood and the residential market is robust. 

3. Physical Site Conditions 

Th e subject property is fully developed as a golf course and was permitted as such in the early 

1990's. There are upland areas, storm water facilities, golf facilities and wetland areas . The 

County has a three tier wet land quality syst em and the land has both Class 1 wet lands as well 

as Cla ss 2 and 3. 

3. A. Parcel Shape 

The parcel shape is slightly irregular. The frontage parcel is a triangle whi le the portion of the 

abbreviated parent tra ct in the center of t he Eastwood community is made up of two parcels; 

one north of Golfway Boulevard (driving range) and on south of Golfway Boulevard (clubhouse 

and holes 10, 17 and 18). These parcels are fairly regular in shape. 
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(A·2) 

2) 

ta91e Lnase 
(PD) 

3. B. Topography 

Eastwood is in east Orange County which is primarliy a pine flatwoods ecosystem. According 

to Florida Nurseries Inc, pine flatwoods are as follows : 

The most common natu ral community in Florida, flatwoods are a type of sava nnah with 

scattered pines, few shrubs (generally palmetto, ga llberry, tarflower and lyonias), and a 

diverse groundcover of grasses and wildflowers. It can vary from a dry scru bby flatwoods 

with shrubby oaks through mesic to wet flatwoods that are simi lar to wet prairie . Dry 

prairie is similar to flatwoods with few to no trees. Acid soi ls are sandy, low in organic 

material, and are usually underlain by an impervious hardpan or clay layer, one to three 

feet below the surface. Moisture leve ls are from dry to saturated, varying with the site and 

with yearly weather changes. Flatwoods plants tolerate a wide ra nge of moisture and soi l 

fertility. Many species may be suitable for on ly drier or wetter conditions . Plants are 

general ly not tolerant of sa lt and shade. Under natural conditions fires occur at 1-5 year 

intervals, preventing natural succession to upland forest. 
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subject property. 

3. C. Soils 

According to Florida Nurseries Inc, the soils are as follows : 

Acid soils are sandy, low in organic material, and are usually underlain by an impervious 

hardpan or clay layer, one to three feet below the surface . Moisture levels are from dry to 

saturated, varying with the site and with yearly weather changes. The soils are classified as 

Urban Soils as the development activities have altered t he natural state of the so ils but t hese 

soils are considered "B/D" so ils by the US Soi l Conservation Service. 

3. D. Drainage 

The subject property has been developed and has significant drainage infrastructure in place. 

Additionally, there will be significant areas of the golf course which will not be used for future 

residential development offering the opportunity to fully develop the entitled port ion of the 

golf course property. It is estimated these storm water ponds will cover 18 acres of the former 

golf course land; not within the 73 acres of residentially designated land. 

3. E. Wetlands 

The wetland limits were permitted with the original golf course and community development 

permits with Orange County and the Water Management District (District) . For the District, 
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small, non-connected wetland impacts would be a straight forward application with a 

mitigation cost to a wetland bank to allow for the impact. With the County, a Class 1 impact 

for large, high quality, interconnected w~tlands would not be an advisable development 

strategy in this case. However, small, non-connected wetland impacts should be considered 

based upon the improved development yie lds associated with the impact including the cost of 

mitigation . There are two wetlands east of the clubhouse area that are small, unconnected, 

isolated wetlands. These are candidates for impacts of 1.25 acres and 3.6 acres. The 

mitigation costs for that amount of impact are approximately $400,000. 

3. F. Flood prone Areas 

There are possibly flood prone areas within the abbreviated parent tract; however, the FEMA 

flood maps were never updated for the golf course. A flood map study will be necessary to 

develop the abbreviated parent tract. This is at a cost of $50,000 to $100,000. If compensating 

storage is required, the residual 165.78 acres offers more than ample land to meet those 

needs. If flood plain compensation is necessary, the residual land of the former golf course 

offers the opportunity to provide compensating storage ponds. 

3.G. Existing Development 

The EGC land is developed with a parking lot, clubhouse, maintenance building, cart storage 

building, cart paths, golf facilities and drainage areas with pipes. All of these improvements 

no longer have utility other than the drainage. According to Building Journal.com, to demolish 

the clubhouse, cart barn, golf maintenance building and associated structures is approximately 

$30,000. 

3. H. Physical Development Potential 

The physical development potential of the EGC property is well suited for development. Pine 

flatwoods are readily developable as was the case for the 2,016 homes already built within 

Eastwood. The EGC land is highly suited for development from a physica l stand point . There 

may be some wetland impacts and, potentia lly, some compensating storage, however, at 91 +/
acre abbreviated parent tract, these development issues are not considered an extraordinary 

cost because most developments of 91 acres have a wetla nd and/or flood issue. However, 

including $500,000 in the proforma for wet land impact and the flood study is prudent. 

4. Infrastructure 

The physical development potential of a parcel may be quant ified fairly distinctly. Unless 

otherwise stated, th e data sources for the physical ana lysis are government agency public 
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digital files . The factors are analyzed individua lly and th en a cumulat ive conclusion as to 

physical development potential is reached. 

4. A. Access 

Primary community access is from Alafaya Trail (CR 431 ). Alafaya Trai l leads to east/west 

arterials Lake Underhill Road, Colonial Drive and SR 408 to the north . To the south, Alafaya 

Trail connects to Innovation Way which leads to SR 528. 

4. B. Roadway Capacity 

All concurrency issues for transportation have been met for the Eastwood community . This is 

a substantial benefit over most new development which must pay for roadway capacity . The 

roadway capacity savings is difficult to ascertain without a significant traffic study but would 

probably start at approximate ly $500 per house ($112,000 total) and go up from there . 

4.C School Capacity 

The School Board tries to exact funds for new homes that were not contemp lated w ith zonings. 

Since there are 304 unbuilt houses since 1986 in the zoning, this exaction did not apply to 

Eastwood . Th is is approximat ely a savings of $1,500 per house or $336,000 based upon my 

experience with school capacity agreements . 

4. D. Transit Availability 

No transit is avai lable for the Eastwood community. 

4. E. Water and Sewer 

Water and sewer service is provided by Orange County Ut il it ies and there is sufficient capacity. 

4.F. Infrastructure Development Potential 

Whi le there is no transit avai lab le, the east Orange County marketplace is heavily auto 

dependent and all concurrency obligations are in place. No roadway improvements will be 

necessary other than within the community itself. Therefore, there are no extraordinary 

development costs and a savings compared t o other new home communities. 

4.G. Antic ipated Development 

HDSi has extensive experience with preparing conceptua l plans for perspective purchasers of 

land . These conceptual plans are used as the basis for the offer amount to purchase a 

property . As such, HDSi has a deep understanding of pract ical solut ions t hat offer a great deal 

of realism in the projected home t otals . 
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HDSi has completed conceptual studies for t he abbreviated parent tract and found 224 homes 

to be the most reasonable number of homes to be located in the abbreviated parent tract as 

shown below: 

This area of re-development has some associated costs from the fo llowing: 

Clubhouse area demolition $20,000 

Golf maintenance area demolition $10,000 

Approximately 4 acres of low quality wetland impact $400,000 

$430,000 

The concept plan illustrates 183 homes on 50' wide lots and 13 homes on 70' wide lots. 

10 
I 

Hall Development Services Inc. 



EASTWOOD 
ORANGE COUNTY 

F\.ORIOA 

~-·.t 

FRONTAGE 
PAACEL 
SKETCH 

01 

The frontage parce l has 28 home sites and includes the fi lling of the existi ng storm water pond. 

This 2.1 acre pond is relocated to the north and cost to fill the pond is complicated because 

next t o the pond is an elevated golf green well above grade. This elevated green wou ld be 

pushed into the existing pond to take advantage of the on site soil material. 

We estimate there will be approximately 30,000 cubic yards of so il to be moved from the new 

northern pond to the current pond . At $5 a yard to dig and transport a cubic yard of soi l, the 

cost to fill the existing pond is $150,000. 
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5. Entitlements 

Development rights in the State of Florida are regulated at the local, regional and state level. At 

the local level, municipalities each maintain a Comprehensive Plan that guides long term growth . 

Each Comprehensive Plan contai ns generalized Goals, Objectives and Policies that form the basis 

of development rights in that municipality. Specific technical standards are found in its 

complement; the Land Development Code (LDC) . The LDC prescribes zoning regulations including 

permitted and special permit uses, lot and block requirements and other regulations that direct 

development. Other local, regional and state agencies may also be involved in the regulation of 

development. 

Changes to existing development rights may be approved with adequate justification . The most 

common changes are implemented through amendments to the Comprehensive Plan and the LDC. 

5.1 Future Land Use 

The future land use for the 73 acres is Low Density Residential ; the most preva lent urban 

designation in Orange County and the designation for all the existing homes in the Eastwood 

Community. 

This designation is ubiquitous in east Orange County as a suburban, sing le family home area of 

the County as follows : 

I 

' 
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GOAL FLUl URBAN FRAMEWORK. Orange County shall implement an urban planning 

framework that provides for long-term, cost-effective provision of public services and 

fac ili ties and the desired future development pattern for Orange County. 

OBJ FLUl.1 Orange County sha ll use urban densities and intensities and Smart Growth 

tools and strategies to direct development to the Urban Service Area and to facilitate such 

development (See FLUl .1.2.B and FLUl.1.4) . The Urban Service Area shall be the area for 

which Orange County is responsible for providing infrastructure and services to support 

urban development. 

POLICIES FLUl.1 .1 Urban uses shall be concentrated within the Urban Service Area, except 

as specified for the Horizon West Village and Innovation Way Overlay (Scenario 5), Growth 

Centers, and to a li mited extent, Rural Settlements . 

FLUl .1.2 A. The Future Land Use Map shall reflect the most appropriate maximum and 

minimum densities for residential development. Residentia l development in Activity 

Centers and Mixed Use Corridors, the Horizon West Village and Innovat ion Way Overlay 

(Scenario 5) and Growth Centers may include specific provisions for maxim um and 

minimum densities. The densities in the Internationa l Drive Activity Center sha ll be those 

indicated in the adopted Strategic Development Plan . 

B. The following are the maxi mum residential densities permitted within the Urban Service 

Area for all new single use residentia l development or redeve lopment . Future Land Use 

densities for the following categories shall be: 

FLUM Designation General Urban Residential - Urban Low Density Residential 
Descript ion Density Service Area (LDR ) 

Intended for new resident ial This category generally 0 to 4 du/ac 
projects within the USA includes suburban single 
where urban services such as family to small lot single 
water and wastewater family 
facilities are present or development. 

planned . 

As Goa l 1, Objective 1 and Po licy 1.1, these policies are the ultimate growth management tool 

within the County. The County has, basically, two growth management areas; Urban and Rural. 

The comprehensive plan directs growth to the Urban area . This is the area of the County with 

the vast majority of public services like water, sewer, po lice, fire, parks and schools . The 

abbreviated parent tract's 73 acres of LDR is specifical ly targeted for development by the 

strongest provisions of the comprehensive plan . According to the County's comprehensive 

plan, th e abbreviated parent tract has been se lected for single fam ily development since the 

inception of the comprehensive plan in 1991 or almost 30 years ago. When considering 

development applications, the init ia l test is consistency with the comprehensive plan . The 

Orange Cou nty Planning Department, Zoning Department and the DRC all consider the 
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application for zoning to be consistent with the comprehensive plan. As the app licant, I also 

believe the application is consistent with the comprehe nsive plan . I have been working in 

Orange County for 32 years and have processed hundreds of comprehensive plan 

amendments and zoning applications over that time. In my opinion, the zoning application is 

consistent with the comprehensive plan . 

5.2 Zon ing; Planned Development 

The initial rezoning occurred in 1986 which was soon followed as the County needed to enact 

a new comprehensive plan in 1991 to meet State planning requirements . When the Eastwood 

zoning was amended in 1993, it was found to be consistent with the comprehensive plan for 

the 2,320 tota l homes. The PD zoning is specific t o the Eastwood community and since 

inception has been for 2,320 homes as we ll as other supporting uses as follows : 

Land Use Units Acres 

Residentia I 2,320 DU 529.31 

Commerc ial 100,000 SF 12.50 

lnstitutionall/ 18.98 

Golf 161.30 

Parks 30.22 

Lakes/Retenti on 169.14 

Conservation 181.60 

Right of Way 76.12 

Total 1,199.77 
1/ Origina lly a school and a church; these uses were converted subsequen t to the original approva l. 

There are hundreds and hundreds of PD zoned parcels in Orange County. Each PD zoning is 

unique to that parcel and must also meet general PD and development standards found in the 

Land Development Code (LDC) . A PD is designed to provide specific standard s for parcels of 

land and specifically to allow flexibility to the zoning approval. This is because PDs in Orange 

County never expire. Over the course of time, market conditions change and the PD allows for 

flexibility to respond to the market. This is the case for Eastwood which originally was designed 

and built as a golf course community, however, with the decline of golf, the approved 304 

unbuilt homes offered an opportunity for the golf course owner to meet market demands. 

The entire PD approval process is governed by the DRC. A new PD or an amendment to an 

existing PD is submitted to the DRC based upon minimum standards stated in the LDC. The 

first review is by the County staff to determine if the minimum submitta l requirements have 

been met by the applicant. A letter is issued to the app li cant as to whether the application 

was sufficient to the minimum standards. 
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The next submittal is to the Technical Review Group (TRG) . Based upon the information in the 

sufficiency rev iew, the applicant resubmits the PD amendment app li ca t ion . The TRG reviews 

the submittal and issues written comments to the applicant. Then there is a TRG meeting to 

discuss any comments the app licant would like to discuss with the TRG members . At this point, 

the review is sti ll technical and no recommendat ion is provided by TRG. 

After the TRG meeting, the applicant revises th e PD application and submits the app lication to 

DRC. The DRC first determines if the amendment of an existing PD is a substantial change to 

the current PD documents based upon standards in the LDC, as is the case with this Eastwood 

application. The DRC determined t he app li cation was a substantial cha nge to the Eastwood 

PD. As such, the application needed BCC approval in lieu of DRC approval. 

II 

::, 

-....... -~....... -·-- ··--

-· -....... 
03 
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There were numerous conversations with staff during these review processes. There were 

multip le DRC meetings to review and discuss this appl ication . There were compromises 

offered in the application to meet staff concerns. This give and take lasted over one year with 

multiple submittals . On July 8 2020, the DRC staff, which is made up of all heads of their 

respective County Departments regulating development, found the application was consistent 

with the comprehensive plan and is compat ible with the area . The DRC makes these type of 

findings hundreds of times a year and I have appeared before DRC hundreds of ti mes. The 

DRC made the appropriate recommendation to approve because t he app lication was 

consistent with the comprehensive plan and compatible w ith the area . 

Of the 2,320 homes approved by the Board of County Commissioners in 1986, 2,016 homes 

were built leaving an approved development right for 304 homes. This number of available 

development rights is corroborated by the Orange County Zoning Department in a 2013 letter 

and by the Orange County Development Review Committee on July 8, 2020 (both in the 

Appendix to th is report) . Orange County staff concluded t he appl ication was consistent with 

the comprehensive plan and compatible with the Eastwood community as follows : 

November 17, 2020 - Public Hearing 
Jim Hall, Hall Development Services, Inc. 
Eastwood PD 1 case# CDR-19-06-·168 / Dlstricl 4 
P 2of2 

ACTION REQUESTED: Make a finding of conaiatancy with the Comprehensive 
Plan (CP) and approve the substantial change to the 
Eastwood Planned Development 1 Land Uae Plan 
(PD/LUP) dated "July 6, 2020", subject to the conditions 
llsted under the ORC Recommendation ln the Staff 
Report. District 4 

The following Goals, Objectives and policies provide the basis for making a consistency finding 

with the comprehensive plan as follows : 

GOAL FLU8 IMPLEMENTATION. Orange County shall use its codes and ordinances to 

implement the goals, objectives and po li cies of the Comprehensive Plan consistent with 

the health, safety and we lfare of the general public. 

OBJ FLU8 .1 Orange County' s Land Development Code, Zoning and Planned Development 

process will continue to be implementing tools for ensuring compatible, and integrated 

land development that promotes the public health, safety, and welfare in Orange County. 

PO LI CIES FLU8.1 .1 (a) The following zoni ng and future land use corre lati on sha ll be used to 

determine consistency with the Future Land Use Map. Land use compatibility, the location, 

availability and capacity of services and facilities; market demand and environmental 

features shall also be used in determining which specific zoning district is most appropriate. 
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Density is restricted to the maximum and minimum allowed by the Future Land Use Map 

designation regardless of zoning. Density and Floor Area Ratio (FAR) calculation shall be 

defined as the language specified in Future Land Use Element Policy FLU1 .1.2(C). Orange 

County' s Zoning and Future Land Use Correlation is referenced herein as follows: 

Zoning and Future Land Use 

Correlation 

FLUM Designation Density/Intensity Zoning Districts 

Urban Residentia l Low (Oto 4 du/ac) A-1 *, A-2*, R-CE* R-1, R-2**, 

Density Residential (LOR) R-lA, R-lAA, R-lAAA, R-

lAAAA, R-T-1, R-T-2, R-L-D, 

PD, U-V 

The abbreviated parent tract has 73 acres of LDR lan d and is zoned PD. Therefore, the 

application was consistent with the comprehensive plan. 

Further support ing policies in clude : 

FLU8 .1.2 Planned Developments (PDs) intended to incorporate a broad mixture of uses 

under specific design standards shall be allowed, provided that th e PD land uses are 

consistent with the cumulative densities or intensities identified on the Future Land Use 

Map. 

OBJ FLU8.2 COMPATIBILITY. Compatibil ity will continue to be the fundamental 

consideration in all land use and zoning decisions. For purposes of this objective, the 

following polices shall guide regulatory decisions that involve differing land uses. POLICIES 

FLU8 .2.1 La nd use changes shall be required to be compatible with the ex isting 

development and development trend in the area. Performance restrictions and/or 

conditions may be placed on property through the appropriate development order to 

ensure compatibility. No restrictions or conditions shall be placed on a Future Land Use 

Map change. 

FLU8 .2.6 Zoning development approva ls shall have conditions attached, when appropriate, 

to ensure the enforcement of the Future Land Use designations. 

FLU8.2 .11 Compatibility may not necessarily be determined to be a land use that is 

identical to those uses that surround it. Other factors may be considered, such as the 

design attributes of the project, its urban form, the physical integration of a project and its 

function in the broader community, as well its contribution toward the Goals and 

Objectives in the CP. The CP sha ll specifically allow for such a balance of cons iderations to 

occur. 
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These Goals, Objectives and Policies all support the PD amendment subm itted to t he County 

and recommended for approval by staff; the professiona ls within the County which deal with 

land use issues on a daily bas is. The abbreviat ed parent tract has 73 acres of land entit led for 

LDR and the approved Land Use plan has 304 unbuilt units dating back to 1993. County and 

schoo l board staff found all concurrency requirements have been met with t he Eastwood 

community. However, the Board of County Commissioners denied the application (see the 

Appendix) for t he following stated reasons in t he denial let ter from the County: 

1c, ion was made by oMmlss oner Go1T1et Codero, seconded by Comm, 1oner Bonilla o deny 
· ubstan al o'"lange request CDR 19-06-188 tiase:1 upon a t1no1ng ot 1ncons1stency ... ~th the 
C m 1~ ens ~e P a I cl dlna Future f1l:I lse lan,ent Ob1ect U8.2 which stales lhal 
COIT10 lhlllUY Will be jre undamen!al COliS1deration ,n all land use and zon r.g decls ons and Wllh 
- u ui aro use e en: Po icy 8 2, I 1t11ch require" \ at \ e land ...i e changes be compatible 

i; _xis r'\S ceveloprrenl and development trend tn th are.- Th otion carr·ed by !he 
fo1low1ng vote: 

Aye: 4 - Hayer Deming!S: , Commission r 1' , Co01mlss1on r Gom~ Cordero, and 
Com111 ss1oner Bonilla 

.Nay: 3 - Commissioner VanderLey Co missioner Moore and Comrmss1oner S,p in 

In point of fact, the cited Po licy 8.2.1 requires : 

Performance restrictions and/or conditi ons may be placed on property through the 

appropriate development order to ensure compatibi lity. 

Staff, in their diligent efforts to fo llow the comprehensive plan standards, did, in fact, place 

performance restrictions on the PD amendment includ ing 70' wide lots on the northern 

portion of former hole #10. DRC also prohibited t he narrowest lots already approved in t he 

PD from occurring within the 73 residentially entitled land . Therefore, the BCC's stated 

inconsistency with t he comprehensive plan for compatib ility is inaccurate due to the req uired 

performance standards required by DRC and imposed on the applicant. 

The continued function of the golf course is not required by the comprehensive plan nor the 

PD zoning and the golf course has been closed. The golf course wi ll remain closed. 

Goal 1 of the entire comprehensive plan is clear that LD R land inside t he Urban boundary is 

best used for housing so as to have efficient provision of public services. Couple that with the 

demand for over 15,000 homes per year in th e Orlando metro and the compromises met with 

the DRC and the PD application insured consistency with the comprehensive plan. 

6. Most Appropriate Use of the Subject Property 

There are four tests which are taken into consideration in developing an opinion of a property' s 

most appropriate use. These four tests include an examination of various uses that are legally 

permissible, physically possible, financially feasible, and maximally productive. Each of the 

18 

Hall Development Services Inc. 



criteria is considered cumulatively and the resulting analysis provides a determinat ion for the 

most appropriate use of the property. 

6. A. Legally Permissible 

As described above, there are 73 acres of LDR land within the abbreviated parent tract and the 

PD zoning has 304 unbuilt homes all vested from concurrency. 

6. B. Physi ca lly Poss ible 

The abbreviated parent tract is readily developable from a physical stand point and has 

available utility infrastructure in place. Physically, 224 homes are the reasonable expectation 

for residential development. 

6. C. Financially Feasible 

It is debatable whether there are any extraordinary development costs. All residential 

developments of over 200 homes have storm water facil ities to build, wetlands to impact and 

earth moving requirements. However, to be highly conservati ve, $580,000 should be used in 

a pro forma for the development costs of the abbreviated parent tract beyond industry 

stan dard development costs. 

6. D. Maximally Productive 

The maximally productive use of the abbreviated parent tract is for up to 224 single family 

homes. 

Respectfully submitted . 

Sincerely, 

Jim Hall, MURP, BLA 
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Appendix 
• Zoning Verification Letter 

• Staff Report 

• Denial Letter 
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Clti,f l'lannen 

c.n,I Hoooficld 
PenniUing 

Add pd set 

ZONING DIVISION 
MITCH GORDON, ManFlagerR I To, l'otll O!lico Box B687 • Othwdo. F\odd• 8ll80ll-1!687 
001 South n-Und - 1'lt oor • cp Y · 
4()7.88('..:Jl ll • l'u l-07-81!6-l>.'i07 
ww,0ta11gccoun.ty{LT1el 

August 6, 2013 

Quang Lam, P.E. 
LAM Civil Engineering, Inc. 
10042 Chosham Drive 
Orlando, FL 32817 

Rt: Zonlne Vorllk1tlon for Property ldeatlllcd as Eutwood PO, 
Parcel r.o #: JS.21-31-1993.04-001 & 3S.2J..3J.J993,00.007 (as per submitted doournenllltlon) 
Addre.11: 13950 Golfway Blvd. (as per submitted documentation) 

Dear Mr. Lam: 

I have reviewed your request for zoning verification on the above refcreoced properties. 

This properties are zoned Plaw,ed DevelO\llllenl (PD) and are located within the Eastwood PD. The 
approved Land Use Plan (Dllached) designatM UJCS for these propertiea as Golf Practice Range and Golf 
Course. Tho Orauge County Comprehensive Policy Plan Future Land Uoe Map designates these 
properties as Low Density Residential and Pmi<s Recreation/Open Spece. Therefore, the subject property 
is consistent with the Comprehensive Policy Plan future Land Use Map. 

The approved LUP allows for a Iota! of2,320 reaidolltlal units and 100,000 square feet of commercial (C· 
I) uses. The number of platted Joa within Eastwood are 2,016, leaving a balance of 304 ~idential unit., 
not developed. The commercial uses are allocated to Parcel 10. Thero are Development Plana approved 
witb 74, I 76 square feet utilized, leaving 2S,824 oquare feet available on Parcel 10. 

To pM»il m~Jti-&mily (MJ') w,iboo .11,r ~ DJl8D O 8 Suh,iamial aww .. will Jlrn 1o·bupproved 
via a pub Uc hearing by the Board of Colmty Commissioners (BCC). The BCC will also have lo approve 
any commercial or MF u,e1 on the golf cour,e property. Any transfec or entitlements wUI also have IO be 
approved. 

Please contact Wayne Bennett at 407-836-5624 of the PIIMing Division to determine lf a 
Comprehensive policy Plan Amendment is neceuary lo acoommodate either or botb of your use changes 
to the propcrtlee. 

l tnm this information will be helpful lo you. If you should have additional questions or need further 
assistance, please call me-at (407) &36-9620 or feel~ to visit.the office. 

Sincerely, 

'"86 z_;_. 
Bob Wfadom, Chfef Ptanncr 
Orange Counly Zoning Division 
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DATE: 

TO: 

FROM: 

Interoffice Memorandum 

October 29, 2020 

Mayor Jerry L. Demings 
-AND-

Board of County Commis~· ers 

W . D. ~ -Jon V. e1ss, P.E., ,recto 
Planning, Environmental and velopment 
Services Department 

CONTACT PERSON: Eric Raasch, DRC Chairman 

SUBJECT: 

Development Review Committee /J n 
Planning Division V/ ,-.. 
(407) 836-5523 

November 17, 2020 - Public Hearing 
Jim Hall , Hall Development Services, Inc. 
Eastwood Planned Development 
Case# CDR-19-06-188 / District 4 

The Eastwood Planned Development (PD) is generally located north and south of 
Golfway Boulevard, and east of S. Alafaya Trail. The existing PD development program 
allows for 2,320 residential dwelling units and 100,000 square feet of retail commercial 
uses. 

To date, 2,016 single-family residential lots have been platted and developed within the 
Eastwood PD. Through this PD substantial change, the applicant is seeking to create 
Phase 3 of the PD; to change the designation of the lands within the proposed Phase 3 
from golf course, clubhouse, and practice range, to single-family; to add access arrows 
to the proposed Phase 3 area; and to assign the 304 residential units remaining within 
the PD to the proposed Phase 3 area. 

On July 8, 2020, the Development Review Committee (DRC) recommended approval of 
the request, subject to conditions. A community meeting was held on February 3, 2020, 
at Timber Creek High School and was attended by approximately 1,000 area residents. 
The result of that meeting was negative with residents expressing numerous concerns 
which are summarized on page 3 of the staff report. 

Finally, the required Specific Project Expenditure Report and Relationship Disclosure 
Forms have been completed in accordance with the requirements of Article X, Chapter 2, 
Orange County Code, as may be amended from time to time, and copies of these and 
the PD/LUP may be found in the Planning Division for further reference. 
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November 17, 2020 - Public Hearing 
Jim Hall, Hall Development Services, Inc. 
Eastwood PD/ case# CDR-19-06-188 / District 4 
P 2 ot2 

ACTION REQUESTED: Make a finding of consistency with the Comprehenaive 
Plan (CP) and approve the substantial change to the 
Eastwood Planned Development / Land Uae Plan 
(PD/LUP) dated "July 6, 2020", subject to the condition& 
listed under the DRC Recommendation In the Staff 
Report. District, 

Attachments 
JVW/EPR/nt 

23 

Hall Development Services Inc. 



GENERAL INFORMATION 

DRC Staff Report 
Orange County Plannlng Division 

BCC Hearing Date: November 17, 2020 

CASE # CDR-19-06-188 
Commission District: #4 

APPLICANT Jim Hall, Hall Development Services, Inc. 

OWNER Eastwood Golf Club LLC & Benge Corp. 

PROJECT NAME Eastwood Planned Development 

PARCEL ID NUMBER(S) 35-22-31 -1993-04-001, 35-22-31-1993-05-000, 
36-22-31 -0000-00-029, 35-22-31-1993-00-007 (portion of) 

TRACT SIZE 1,199.77 gross acres (overall PD) 
72.50 gross acres (affected parcels only) 

LOCATION Generally north and south of Golfway Boulevard, east of S. 
Alafaya Trail. 

REQUEST A PD substantial change to create Phase 3 of the PD; to change 
the designation of the lands within the proposed Phase 3 from golf 
course, clubhouse, and practice range, to single-family; to add 
access arrows to the proposed Phase 3 area; and to assign the 
304 residential units remaining within the PD to the proposed 
Phase 3 area. 

PUBLIC NOTIFICATION A notification area extending beyond one thousand five hundred 
(1 ,500) feet was used for this application [Chapter 30-40(c)(3a) of 
the Orange County Code requires 300 feet] . Three thousand 
twenty-eight (3,028) notices were mailed to those property 
owners in the notification buffer area. A community meeting was 
held on February 3, 2020, at Timber Creek High School, and is 
summarized on page 3 of this report. 

IMPACT ANALYSIS 

Special Information 
The Eastwood (FKA Deer Run South) PD was originally approved on November 24, 
1986. The PD covered 644 acres and included entitlements for single-family residential, 
multi-family residential, and commercial uses, as well as a golf course. Following an 
expansion to the PD in 1993, the current entitlement program indudes 2,320 residential 
dwelling units and 100,000 square feet of retail commercial uses. 

To date, 2,016 single-family residential lots have been platted and developed within the 
Eastwood PD. Through this PD substantial change, the applicant is seeking to create 
Phase 3 of the PD; to change the designation of the lands within the proposed Phase 3 
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DRC Staff Report 
Orange County Planning Division 

BCC Hearing Date: November 17, 2020 

from golf course, clubhouse, and practice range, to single-family; to add access arrows 
to the proposed Phase 3 area; and to assign the 304 residential units remaining with the 
PD to the proposed Phase 3 area. 

Land Use CompaUbllity 
The proposed PD substantial change would not adversely impact any adjacent 
properties or result in an incompatible land use pattern. 

Comprehenaive Plan (CP) Consistency 
The subject property has an underlying Future Land Use Map (FLUM) designation of 
Low Density Residential (LDR) . The Eastwood PD was approved in 1986 and includes 
a mixture of single-family, multi-family , and commercial uses. The proposed Change 
Determination Request (CDR) is consistent with the designation and all applicable CP 
provisions; therefore, a CP amendment is not necessary. 

Overlay Ordinance 
The subject property is not located with in an Overlay District. 

Rural Settlement 
The subject property is not located within a Rural Settlement. 

Joint Planning Area (JPA) 
The subject property is not located within a JPA. 

Environ mental 
This site is located within the geographical limits of the Econlockhatchee River 
Protection Ordinance. Basin-wide regulations may apply per Orange County Code 
Chapter 15 Article XI. The applicant may submit a request in writing to the Orange 
County Environmental Protection Division (EPD) , Environmental Permitting Section, for 
a determination of applicability of these regulations per Section 15-440. 

Development of the subject property shall comply with all state and federal regulations 
regarding wildlife and plants listed as imperiled (endangered, threatened, or species of 
special concern.) The applicant is responsible to determine the presence of listed 
species and obtain any required habitat permits from the U.S. Fish and Wildlife Service 
(USFWS) and/or the Florida Fish & Wildlife Conservation Commission (FWC). 

This project site has a prior land use that may have resulted in soil and/or groundwater 
contamination due to spillage of petroleum products, fertilizer, pesticide or herbicide. 
Prior to the earlier of platting, demolition, site clearing, grading, grubbing, review of mass 
grading or construction plans, the applicant shall provide documentation to assure 
compliance with the Florida Department of Environmental Protection (FDEP) regulation 
62-777 Contaminant Cleanup Target Levels, and any other contaminant cleanup target 
levels found to apply during further investigations, to the Orange County Environmental 
Protection and Development Engineering Divisions. 

Transportation Concurrency 
This development is vested from transportation concurrency under vested rights 
certificate 92-344. A copy of this certificate is required with application for a building 
permit. 

2 
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Community Meeting Summary 

DRC Staff Report 
Orange County Planning Division 

sec Hearing Date: November 17, 2020 

A community meeting was held on February 3, 2020, at Timber Creek High School and 
was attended by approximately 1,000 area residents. The result of that meeting was 
negative with residents expressing numerous concerns. Issues identified at the 
community meeting include: school capacity; safety concerns due to not enough 
deputies available to monitor the area; that the PD was originally approved in 1986 and 
the standards being used by the County are old; disagreement on whether remaining 
PD entitlements should still be valid if approved in 1993; concerns about access points 
and increased traffic flow onto Gotfway Boulevard, and concerns about existing failing 
road conditions; flooding issues with proposed development in the 100 year floodplain; 
maintenance and upkeep problems with the golf course if it's closed; CC&R's are not 
being honored; concerns about the provision and maintenance of open space and 
recreation facilities; impacts to wildlife/environmental impacts; and pedestrian safety due 
to high traffic. 

Sehoola 
OCPS issued School Capacity Determination approval letter #OC-19-060 which 
indicates that Orange County has determined that all 304 proposed single-family units 
are vested from Capacity Enhancement as a result of an approved Land Use Plan dated 
July 29, 1993, and a subsequent zoning verification letter dated August 6, 2013. This 
Capacity Determination expires on February 22, 2021 . This request must be approved 
by the BCC prior to this expiration. 

Parks and Recreation 
Orange County Parks and Recreation staff reviewed the Change Determination Request 
but did not identify any issues or concerns. 

Specific Project Expenditure Report and Relationshlp Disclosure Forms 
The original Specific Project Expenditure Report and Relationship Disclosure Form are 
currently on file with the Planning Division. 

ACTION REQUESTED 

Development Review Committee (DRC) Recommendation - (July 8, 2020) 

Make a finding of consistency with the Comprehensive Plan and recommend 
APPROVAL of the Eastwood Planned Development / Land Uae Plan (PD/LUP), 
datad "July 6, 2020", subject to the following conditions : 

1. Development shall conform to the Eastwood Planned Development {PD) dated 
"Received July 6 1 2020," and shall comply with all applicable federal. state, and 
county laws, ordinances. and regulations, except to the extent that any applicable 
county laws, ordinances. or regulations are expressly waived or modified by any of 
these conditions. Accordingly, the PD may be developed in accordance with the 
uses, densities, and intensities described in such Land Use Plan, subject to those 
uses, densities. and intensities conforming with the restrictions and requirements 
found in the conditions of approval and complying with all applicable federal. state, 
and county laws, ordinances. and regulations. except to the extent that any 

3 
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DRC Staff Report 
Orange County Planning Division 

sec Hearing Date: November 17, 2020 

applicable county laws. ordinances. or regulations are expressly waived or modified 
by any of these conditions. If the development is unable to achieve or obtain desired 
uses. densities. or intensities. the County is not under any obligation to grant any 
waivers or modifications to enable the developer to achieve or obtain those desired 
uses. densities. or intensities. In the event of a conflict or inconsistency between a 
condition of approval and the land use plan dated "Received July 6 . 2020." the 
condition of approval shall control to the extent of such conflict or inconsistency. 

2. This project shall comply with. adhere to. and not deviate from or otherwise conflict 
with any verbal or written promise or representation made by the applicant (or 
authorized agent) to the Board of County Commissioners ("Board") at the public 
hearing where this development received final approval. where such promise or 
representation. whether oral or written. was relied upon by the Board in approving 
the development. could have reasonably been expected to have been relied upon 
by the Board in approving the development. or could have reasonably induced or 
otherwise influenced the Board to approve the development. In the event any such 
promise or representation is not complied with or adhered to. or the project deviates 
from or otherwise conflicts with such promise or representation. the County may 
withhold (or postpone issuance of) development permits and / or postpone the 
record ing of (or refuse to record) the plat for the project. For purposes of this 
condition, a "promise" or "representation" shall be deemed to have been made to 
the Board by the applicant (or authorized agent) if it was expressly made to the Board 
at a public hearing where the development was considered and approved. 

3. Pursuant to Section 125.022. Florida Statutes. issuance of this development permit 
by the County does not in any way create any rights on the part of the applicant to 
obtain a permit from a state or federal agency and does not create any liability on 
the part of the County for issuance of the permit if the applicant fails to obtain 
requisite approvals or fulfill the obligations imposed by a state or federal agency or 
undertakes actions that result in a violation of state or federal law. Pursuant to 
Section 125.022. the appficant shall obtain all other applicable state or federal 
permits before commencement of development. 

4 . Developer I Applicant has a continuing obligation and responsibi lity from the date of 
approval of this land use plan to promptly disclose to the County any changes in 
ownership. encumbrances. or other matters of record affecting the property that is 
subject to the plan. and to resolve any issues that may be identified by the County 
as a result of any such changes. Developer / Applicant acknowledges and 
understands that any such changes are solely the Developer's I Applicant's 
obligation and responsibility to disclose and resolve. and that the Developer's I 
Applicant's failure to disclose and resolve any such changes to the satisfaction of 
the County may result in the County not issuing (or delaying issuance of) 
development permits. not recording (or delaying recording of) a plat for the property, 
or both. 

5. Property that is required to be dedicated or otherwise conveyed to Orange County 
(by plat or other means) shall be free and clear of all encumbrances. except as may 
be acceptable to County and consistent with the anticipated use. Owner I Developer 
shall provide. at no cost to County. any and all easements required for approval of a 
project or necessary for relocation of existing easements. including any existing 
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DRC Staff Report 
Orange County Planning Division 

BCC Hearing Date: November 17, 2020 

facilities. and shall be responsible for the full costs of any such relocation prior to 
Orange County's acceptance of the conveyance. Any encumbrances that are 
discovered after approval of a PD Land Use Plan shall be the responsibility of Owner 
I Developer to release and relocate. at no cost to County. prior to County's 
acceptance of conveyance. As part of the review process for construction plan 
approval(s). any required off-site easements identified by County must be conveyed 
to County prior to any such approval. or at a later date as determined by County. 
Any failure to comply with this condition may result in the withholding of development 
permits and plat approval(s). 

6. A current Phase One Environmental Site Assessment (ESA) and current title opinion 
shall be submitted to the County for review as part of any Preliminary Subdivision 
Plan (PSP) and /or Development Plan (DP) submittal and must be approved prior to 
Preliminary Subdivision Plan (PSP) and /or Development Plan (DP) approval for any 
streets and/or tracts anticipated to be dedicated to the County and/or to the perpetual 
use of the public. 

7. Prior to mass grading, clearing, grubbing or construction. the applicant is hereby 
noticed that this site must comply with habitat protection regulations of the U.S. Fish 
and Wildlife Service (USFWS) and the Florida Fish & Wildlife Conservation 
Commission (FWC). 

6. No activity will be permitted on the site that may disturb. influence, or otherwise 
interfere with: areas of soil or groundwater contamination, or any remediation 
activities. or within the hydrological zone of influence of any contaminated area, 
unless prior approval has been obtained through the Florida Department of 
Environmental Protection (FDEP) and such approval has been provided to the 
Environmental Protection Division of Orange County. An owner/operator who 
exacerbates any existing contamination or does not property dispose of any 
excavated contaminated media may become liable for some portion of the 
contamination pursuant to the provisions in section 376.308, F.S. 

9. All acreages identified as conservation areas and wetland buffers are considered 
approximate until finalized by a Conservation Area Determination (CAD) and a 
Conservation Area Impact /CAI) Permit. Approval of this plan does not authorize any 
direct or indirect conservation area impacts. 

10. The developer shall obtain water, wastewater, and reclaimed water service from 
Orange County Utilities subject to County rate resolutions and ordinances. 

11 . Construction plans within this PD shall be consistent with an approved and up-Io
date Master Utility Plan (MUP). MUP updates shall be submitted to Orange County 
Utilities at least thirty (30) days prior to the corresponding construction plan 
submittal. The updated MUP must be approved prior to construction plan approval. 

12. A Master Utility Plan (MUP) for the PD shall be submitted to Orange County Utilities 
at least thirty (30) days prior to submittal of the first set of construction plans. The 
MUP must be approved prior to Construction Plan approval. 
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DRC Staff Report 
Orange County Planning Division 

BCC Hearing Date: November 17, 2020 

13. Tree removal/earthwork shall not occur unless and until construction plans for the 
first Preliminary Subdivision Plan and/or Development Plan with a tree removal and 
mitigation plan have been approved by Orange County. 

14. Outside sales. storage. and display shall be prohibited. 

15. Pole signs and billboards shall be prohibited. All other signage shall comply with 
Chapter 31 .5 of the Orange County Code. 

16. County's approval of this Planned Development. or amendment thereto. shall not be 
construed as a warrant by the County that the applicant has all necessary property 
rights. and/or riparian rights. as applicable. to develop the subject property consistent 
with the County's approval. and does not constitute permission to interfere with 
another property owner's property rights and/or riparian rights, as applicable. and, 
accordingly, the County's approval is based on the developer having the property 
rights. and/or riparian rights, as applicable. to develop the subject property consistent 
with such approval. 

17. Except as amended. modified. and I or superseded. the following BCC Conditions 
of Approval. dated October 7. 1997 shall apply: 

a. Upon a motion by Commissioner Hoenstine, seconded by Commissioner 
Freeman, and carried with all members present and voting AYE by voice 
vote, the Board approved the request by Thomas Warlick, Eastwood 
Planned Development (formerly Deer Run South Planned Development), to 
change Board of County Commissioners' Condition 4 as recorded in the 
minutes of April 13, 1987, page 304. which states that the required roadway 
improvements are to be completed prior to reaching 777 lots; which 
constitutes a substantial change to the development on the above-described 
property; further, approved the Developer's Agreement; and further, made 
a finding of consistency with the Comprehensive Policy Plan. 

18. Except as amended, modified. and/ or superseded. the following BCC Conditions 
of Approval. dated July 1. 1997 shall apply: 

a. Dual access to the site shall be provided (one access onto Woodbury Road 
and one access onto Woodbury Pines Circle) . 

19. Except as amended. modified, and/ or superseded. the following BCC Conditions 
of Approval. dated June 8. 1993 shall apply: 

a. All conservation areas must be owned and maintained by the homeowners' 
association with development rights dedicated to Orange County. 

b. Access to Parcels 12A and 128 shall be separate subject to county 
engineer's approval. 

c. Parcel 10. designated for commercial use and located at the intersection of 
Alafaya Trail and Golfway Boulevard, will be reduced in size from 14.65 
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acres to 10 acres. The allowable commercial square footage for this parcel 
will be reduced from 150,282 square feet to 100,000 square feet. 

d. Parcel 126 shall be designated for single-family use, rather than for multi
use, 4.65 acres will be added to Parcel 12B to create a single-family parcel 
that is 12.2 acres with a total maximum of 66 single family dwelling units. 
Lots in this parcel shall be no less than 50 feet in width and will be developed 
in a manner similar to the Stonebridge Subdivision. 

e. Provide a 90 foot setback along the north property line for Parcel 12A (park 
site) for all active recreation areas, i.e., volleyball court, tennis courts, 
baseball field , tot lots, etc. Lighting of the facilities to accommodate 
nighttime use of the active recreation facility shall not be permitted. 

f . Provide a three to four-foot berm along the north property line of Parcel 12A. 
The berm shall be heavily landscaped as approved by the Planning 
Department. The landscaping shall include a minimum of four live oak trees 
each with a minimum four~nch caliper measured three foot from the surface 
per each abutting lot along the north boundary of the park and a continuous 
minimum four-foot hedge at the lime of planting along the northern 
boundary. 

g. To eliminate standing water between the berm and the lots on the north line 
of Parcel 12A, regrading of the berm is required to provide positive flow to 
discharge stormwater as approved by the County engineer. 

h. Hedges, a minimum of six feet in height at the time of planting, shall be 
provided along the rear of the racquetball courts wall (Parcel 12A). 

PREVIOUS BOARD OF COUNTY COMMISSIONERS ACTION (October 7. 1997) 
Upon a motion by Commissioner Hoenstine, seconded by Commissioner Freeman, and carried 
by all members present voting A YE by vioce vote, the Board approved the request to change 
Board of County Commissioners' Condition 4 as recorded in the minutes of April 13, 1987, page 
304, which states that the required road improvements are to be completed prior to reaching 
777 lots. 
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1 Inch • 1,000 feet 
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~ Subject Property 

Future Land Use Map 

FLUM: LowOen,ity Residemlel (LOR) 

APPLICANT: J im Hall. Han Develop ment Services , Inc . 

LOCA TION : Gen ernfty north 11nd south of Gollway 
Boulevard, eas t of S. Alnfnya Trail. 

TRA CT SIZE: 1,199.77 gross acres joveroll POJ 
72.50 grou ocres (alfected parcels only 

DISTRICT: # 4 

SIT/R: 35122/31 & 36/22'31 

1 Inch • 975 feet 
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CDR-19-06-188 

* Subject Property 
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~ Subject Property 

Zoning Map 

ZONING: PD (Planned D011elopment Dlmlct) 

APPLICANT: Jim Hall, Ho ll Development Services . Inc. 

LOCATION: Generally north ond s outh of Golfway 
Boulevard, east of S. Alafoya Trel l. 

TRAC T SIZE : 1,199.77 grou ac res (ov1¥ol l PD) 
72.50 grou ocres l•lfeeted parcels on~ 

DISTRICT: # ~ 

S/'T/R: 35/22/31 & 36/2.2./3 1 

1 inch • 975 feet 
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CDR-19-06-188 

Subject Property 
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Eastwood PD/ LUP 
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Orange County Government 

Decision Letter 

Board of County Commissioners 

Orange County 
Administ·aUon Center 
201 S Rosal ind Ave. 

Orlando FL 32602-1393 

Tue11day, November 17, 2020 2:00 PM County Commission Chambers 

20-1399 Substantial Change 

Jim Hall, Hall Development Services, Inc., Eastwood Planned Development I 
Land Use Plan (PD/ LUP). Case# CDR -1 9-06-188, amend plan; District 4 

Consideration : A PD substant1 a cnange request to create Phase 3 of the PD: to change the 
designation of the lands w1th1n the p oposed Phase 3 from Golf Course. Clubhouse, and Practice 
Range, to Single-Family Residem1al; to add access arrows 'o he proposed Phase 3 area; and to 
assign the 304 res•dential units remaining within the PD o the proposed Phase 3 area: pursuant to 
Orange County Code. Chapter 30. Article Ill. Sec 10n 30-89 and Orange County Code, Chapter 38, 
Article VIII, Divis ion , Section 38-1207 
Location: D1stric 4, property generally located north and sout of Golfway Boulevard, east of S. 
Alafaya Trail ; Orange County, Florida (legal prope11y description on file in Planning Division) 
Cour't Reporter: ?ame\a S Ha oy, ?'ri,pps Reponing 

A mo ion was made by Commissioner Gomez Codero, seconded by Commissioner Bonilla to deny 
s bsta a change request CDR 19-06-188 based pon a finding of inconsistency with the 
Comprehensive Plan including Future Land Use Element Object FLU8.2 which states that 
compatibility Will be the fundamental consideration in all land use and zoning decisions and with 
Future. l ard Use Eleme.n· Policy 8.2.1 which requires that the land use changes be compatible 
w1 h tne existing development and development trend in he area The motlon earned by the 
following vote: 

Aye: 4 - Mayor Demings, Commissioner Uribe, Commissioner Gomez Cordero, and 
Commissioner Bonilla 

Nay: 3 - Commissioner Vanderley, Commissioner Moore, and Commissioner Siplin 

THE FOREGOING DECISION HAS BEEN FILED 
WITH ME THIS 30TH DAY OF NOVEMBER 
2020. l 1 ._ t 

l lf:il~',,,.id_., 

DEPUTY CLERK 
BOARD OF COUNTY COMMISSIONERS 
ORANGE COUNTY. FLORIDA 

Nole: This document constitutes the final decision ot the Board of County Comm,ss,oners on /llis mailer If, 
upon the Board's subsequent revie•11 and approval of ,ts minutes. an error effecting /liis final decision is 
d,s~'Overed, a correclecl fimil dec:ision will be prepared Med, and distributed. 
np 

Or•ngt County Com fer 
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LETTER OF INTENT FROM 
PULTE HOMES 



June 16, 2020 

Tony Benge 
Benge Development Corporation 
609 East Pine Street 
Orlando, FL 32801 
Sent via email to Rusty Stoeckel 

Re: Letter of Intent for Developed Lots at Eastwood Golf Course 

Dear Mr. Benge, 

This letter is being written as an outline of the general terms under which Pulte Home Company, 
LLC, proposes to purchase the referenced property in Orange County , Florida with an Orlando, FL 
address. We look forward to hearing from you soon and working out any remaining details allowing 
all parties to arrive at a mutually acceptable contract. 

1. Property: Approximately 304 developed single-family lots 

2. Purchase Price: Total base purchase price of Thirty-Six Million Four Hundred and Eighty 
Thousand Dollars ($36,480,000), based upon 304 - 50' lots. Buyer shall pay a base price per 
lot of One Hundred and Twenty Thousand Dollars ($120,000). The purchase price shall be 
subject to a 5% annualized escalator commencing 12 months after the date of the initial 
takedown. 

3. Intended Use: Single family residential subdivision with a minimum lot size of 50' X 120' 

4. Deposits: 

(I) Initial Deposit: Twenty-Five Thousand Dollars ($25,000) cash will be deposited in 
escrow within five (5) days of the Effective Date of the Contract, contingent only on 
those items listed below in Section 6 (Investigation Period Contingencies). 

(II) Additional Deposit: Within five (5) days of the end of the Investigation Period, Pulte 
will deposit with Escrow Agent an additional Four Hundred Seventy-Five Thousand 
Dollars ($475,000), bringing the total Deposit then held by Escrow Agent to Five 
Hundred Thousand Dollars ($500,000). 

(Ill) Released Deposit: Upon Seller's receipt of all Permits and Approvals and after a 
pre-construction meeting has been completed with the applicable municipalities, 
Buyer shall remit an additional Two Million Five Hundred Thousand Dollars 
($2,500,000), bringing the Deposit then held in Escrow to Two Million Dollars 
($3,000,000). Upon receipt, Escrow Agent shall release the Deposit then held in 
Escrow to Seller for Seller's use in developing the lots. The Deposit shall be 
secured with a mortgage in favor of Buyer against the Property. The Deposit shall 
be c(edited, pro rata, at each lot takedown. 

4901 Vineland Road, Suite 500 Orlando, FL 32811 
407.661 .2150 407.661 .4089 (Fax) pultegrouplnc.com 



5. Investigation Period: One Hundred Twenty (120) days from the Effective Date of the Contract. 

6. Investigation Period Contingencies: 

• Satisfactory results of soils examinations, environmental examinations, Title, and 
other factors not directly in control of the Buyer or Seller, which could materially 
affect the Intended Development Plan and or subsequently the financial feasibility 
of the contemplated transaction. Including but not limited to entitlements, 
moratoriums, laws, ordinances, or zoning policy changes, etc. 

• Seller shall provide Buyer with copies of any and all information, site plans, studies, 
analysis, surveys etc. in their possession or immediate access upon execution of 
the Purchase and Sale Agreement. 

• Seller to provide Buyer with any and all Due Diligence and property information it 
has access to or in its possession upon execution of the contemplated Purchase 
and Sale Agreement. 

• Approval from Buyer's Asset Management Committee. 
• Buyer's approval of the site plan. 

7. Closings: Initial Closing shall occur upon Seller's receipt of a certificate of completion on the 
development phase containing the initial lots. Buyer shall have the right to purchase up to 5 
"Model" lots as soon as Seller has achieved a recorded plat, stabilized base and fire protection. 
Any model lots purchased will be credited against the Initial Takedown. See Exhibit "A" for the 
takedown schedule. 

8. Seller's Responsibilities: Seller shall be responsible for obtaining all permits and approvals 
needed for development of the Property at Seller's sole cost and expense. Seller also shall be 
responsible for delivering fully finished lots with a certificate of completion or equivalent from 
Orange County 

9. Seller's Closing Costs: All documentary stamps in connection with the conveyance of the 
Property, its cost of document preparation and its attorney's costs, owner's title insurance policy 
premium. Its cost to cure any Title and or Survey defects. 

10. Buyer's Closing Costs: All recording fees in connection with the Deed, its cost of document 
preparation, attorney's costs. 

11 . Buyer's Assumptions: Buyer is assuming that the existing community amenities will be 
available for the use of the residents of the newly developed lots. In the event any additional 
amenities are needed, including upgrades to the existing facilities , are being performed by 
Seller. 

12. Brokerage Fee: Seller shall represent and warrant that in the contemplated contract that, other 
than Tony Benge of Benge Development and Rusty Stoeckel of Demetree Real Estate Services 
(with each earning a 2.5% commission paid by Seller), it has not employed the services of any 
broker, agent, or finder or in any way incurred any liability to any such person in connection 
with the contemplated transaction or negotiations relating thereto, which would cause a 
commission, finder's fee or other fee to be due and payable in connection therewith. Buyer 
shall represent and warrant that it has not employed the services of any broker, agent, or finder 
or in any way incurred any liability to any such person in connection with the contemplated 

4901 Vineland Road, Suile 500 Orlando, FL 32811 
407.661.2150 407.661.4089 (Fax) pultegroupinc.com 
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transaction or negotiations relating thereto, which would cause a commission, finder's fee or 
other fee to be due and payable in connection therewith. Further, each party agrees the 
contemplated contract will include language requiring each party to indemnify and hold 
harmless the other party from and against any and all loss, damage, liability, or other claims, 
whatsoever, arising out of or in connection with a breach by such party of the above referenced 
representations and warranties, including attorneys' fees and costs in the event that is 
necessary to defend any claims or to bring suit in order to enforce the obl igations of the parties 
created hereunder. Seller shall be responsible for any commissions due to Broker. 

Nothing contained in th is letter constitutes an offer, acceptance or agreement by Pulte to purchase 
the Property. Pulte must conduct additional investigation and analysis, and all of the details, terms 
and conditions of the purchase must be agreed upon and all of the documentation must be 
completed to the satisfaction of both parties before an Agreement can be entered into. In addition, 
the Agreement will be subject to approval by Pulte's Asset Management Committee. Asset 
Management Committee approval shall be obtained prior to the end of the Investigation Period. 

If you find that the foregoing terms are sufficient to serve as a framework for further discussion 
leading to the preparation of a purchase contract, please contact me for the purposes of preparing 
a purchase agreement. 

Sincerely, 

Christopher Cleary 
Director of Land Acquisi tion North Florida Division 
Pulte Home Corporation 

Agreed to and acknowledged by: 

4901 Vineland ~oad, Suite 500 Orlando, FL 32811 
407.661.21 50 407.661 .4089 (Fax) pultegrouplnc.com 
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Exhibit "A" 

Eastwood Takedown Schedule 
Time (Relative to 

Takedown Initial Closing) # of Lots Purchased 

60-90 Days Prior to 

Model Lots Initial Closing 2 

lniti;il 48 

2nd 90 Days after Initial 12 

3rd 90 Days after 2nd 12 

4th 90 Days after 3rd 12 

5th 90 Days after 4th 12 

6th 90 Days after 5th 12 

7th 90 Days after 6th 12 

8th 90 Days after 7th 12 

9th 90 Days after 8th 12 

10th 90 Days after 9th 12 

11th 90 Days after 10th 12 

12th 90 Days after 11th 12 

13th 90 Days after 12th 12 

14th 90 Days after 13th 12 

15th 90 Days after 14th 12 

16th 90 Days after 15th 12 

17th 90 Days after 16th 12 

18th 90 Days after 17th 12 

19th 90 Days after 18th 12 

20th 90 Days after 19th 12 

71st 90 Oays after 70th 17 

22nd 90 Days after 21st 14 

4901 Vineland Road, Suite 500 Orlando, FL 32811 
407.661 .2150 407.661 .4089 (Fax) pullegroupinc.com 
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LAND SALES (BEFORE) 



Sale No.: __ V..a..a..aR...a-5=9 __ 

Location: East side of Hancock Road about 1,200' north of Johns Lake Road in Clermont, Lake 
County. 
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Grantor: 

Grantee: 

O.R. Book: 

Tax I.D. No. : 

Sale Conditions: 

Improvements 
Since Purchase: 

Financing: 

Legal : 

Size : 

Dimensions: 

Street/Road: 

Zoning : 

Comp. Plan 
Designation: 

Utilities: 

Mattamy Orlando , LLC 

Avatar Properties, Inc. 

5102 Page: 913 

34-22-26-0001-00000100; 
0002-00000200 ; 0002-
00000600 

Arm 's Length Transaction 

See Remarks 

Cash to Seller's Position 

Lengthy Legal , 

See Attached 

64.04 Ac. (Per site plan) 

See Aerial 

Stamps: 

Consideration: 

Date: 

Unit Price: 

Per Ac.: 

Per S.F.: 

Per F.F .: 

Per Unit: 

Instrument: 

Prepared By: 

Shape: 

$61 ,790.10 

$8,827,200 

April 26, 2018 

$ 137 839 
$ _______ _ 

$ _ ___ ___ _ 
$ _______ _ 

Special Warranty Deed 

Kristen K. ldie 

Irregular 

Hancock Road is a two-lane asphalt paved road with center turn lanes. 

PUD (City of Clermont) Zoning Title: Planned Unit Development 

Low Density Residential 

All public utilities are available to the site . The seller was extending utilities 
at their expense for this parcel. 

Access: The property is accessible via Hancock Road . 

Topography: The property has rolling topography. 

Other Features: The easterly boundary of the property is adjacent to a 30' wide powerline 
easement and a 170' wide powerline easement. The easement is 
improved with large steel lattice towers and a 230 kV power line. 

The property was placed under contract on February 8, 2018. According to the seller, the 
purchase price was discounted to entice the buyer to close before the seller's fisca l year end 
of May 31 51 . The property was partially entitled for 273 lots at the time of sale . The property 
is being developed with a 262-lot single family subdivision known as Crestview. The site has 
a density of 4.09 units/acre . This indicates a price of $33 ,692 per lot. The buyer was 
requi red to construct an oversized stormwater retention area for the benefit of the seller's 
adjacent land . The additional costs are unknown . 

Vacant Residential Land 



Sale No.: _ __;.V"'""R ...... -5 ...... 9 __ 

LEGAL DESCRIPTION 

lhot port of Section 34, Township 22 South, Range 26 East, leke County, Florido, described as foftows: 

Commence ot the West 1/4 comer of said Section J4; thence sa9·33·2o·E along the South line of the Northwest 
1/4 of said Section 34, for o distance of 40.00 feet to the East right-of- way lfne of Hancock Rood, .according 
t o the plot of Manlo',¥ Park, as recorded in Plot Book 50, Pages 86 and 87, of the Public Records of Lake 
County, Florido and the POINT OF BE:GINNING; thence deporting said South line run NOO"CJ5'J6· w olong said East 
right-of-way line, 475.66 feet to the Centerline of Tract C of sard plot of Manlow Park (vacated In Official 
Records Book 4749, Page 1392, of said Public Records); -thence departing said East right-of-way Irie run 
Na9·54'2a·E along the Centerline of said Tract C and the Easterly extension thereof, 300.00 feet to the West fine 
of the lands described in Official Records Book 4898, Page 1435. of the Publ!c Records of Lake Coitnty, Florida; 
thepce departing said Easterly extension of the Centerline of Tract C run N00'05'35"W along said West Irie, 328.50 
feet to the Northerly line of said loods described in Official Records Book 4898, Page 1435; thence departing said 
West Une run the following courses and distances along said Northerly line: S89"3.3'02"E, 419.99 feet; N00"05'36"W. 
42.11 feet; S89'3.3'20"E, 900.07 feet to the Southeast corner of the North 726.00 feet of the East 900.00 feet 
of the West 1660.00 feet of the South 1575.00 feet of the North 1 /2 of said Section 34; thence deporting said 
Northerly lwie run N00'05'36"W along the East line ot the West 1660.00 feet of the North 1/2 of said Section 3-4, 
for a distance of 772.54 feet to o line lying 10.00 feet Southwesterly and parallel with the Southwesterly line of 
lands described in Official Records Book 422. Page 555, of the Public Records of Lake County, Aorido; thence 
deporting sold East line run S49"21 '32"E along said p<,rollel line, 2512.36 feet to the South line of the Northeast 
1/4 of said Section 34; thence deporting said parallel line run N89".33'2o·w along sold South line, 916.03 fe_et to 
the aforesaid South line of the Northwest 1 /4 of said Seetiori 34; thence deporting said South line of the 
Northeast 1/4 run N89'.33'20"W along said South Jine of the Northwest 1/4 of said Section .34, for a distance of 
2607.8.3 feet to the POINT OF BEGINNING. 

Vacant Residential Land 



Sale No.: ____ V ...... R ..... -5 ..... 9 __ 

AERIAL PHOTOGRAPH 

Vacant Residential Land 



Sale No. : __ V.a..a..aR....a-Sa...9 _ _ 

LOCATION MAP 

Vacant Residential Land 



Sale No.: VR-213 

Location: Easterly end of Rambling Road about 2,000' east of Wiggins Road , St. Cloud , Osceola 
County 
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Grantor: 

Grantee: 

O.R. Book: 

Tax I.D. No. : 

Sale Conditions: 

Improvements 
Since Purchase: 

Financing: 

Legal: 

Size: 

Dimensions: 

Henderson Estates, LLC 

Forestar (USA) Real Estate Group, Inc. 

5510 Page: 465 

21-25-31-4260-0001 -0330 

Arm's Length Transaction 

See Remarks 

Cash to Seller's Position 

Lengthy Legal, 

See Attached 

39.63 Gr. Ac. (per survey) 

38.25 Net Ac. 

1,367'± X 1,251 '± 

Stamps: . 
Consideration: 

Date: 

Unit Price : 

Per Ac.: 

Per S.F. : 

Per F.F.: 

Per Unit: 

Instrument: 

Prepared By: 

Shape: 

$41 ,174.00 

$5,882,000 

April 18, 2019 

$ 153 778* 

$ 

$ 

$ 

Warranty Deed 

Steven LeBret, P.A. 

Rectangular 

StreeURoad: Rambling Road is a two-lane asphalt paved road . 

Zoning: 

Comp. Plan 
Designation : 

LOR (Osceola County) Zoning Title : Low Density Residential 

Low Density Residential 

Utilities: All public utilities are available to the site. 

Access : The property is accessible via Rambling Road. 

Topography: The property is generally level. 

Other Features: The site contains 1.38 acres of wetlands according to the survey. 

* This sale indicates a price of $158,630 per upland acre. The property was going through 
the entitlement process during the pendency of the contract which was executed in May of 
2018. The buyer was the agent for the seller and paid for the design/engineering costs. The 
property was platted after the closing . The property is being developed with a 173-lot single 
family subdivision known as Glenwood indicating a density of 4.52 dwelling units per net 
acre. The site requires the extension of a road and utilities, about 500' , to the south on the 
west side of the property at an unknown cost. 

Vacant Residential Land 



Sale No.: VR-213 

LEGAL DESCRIPTION 

Lots 33, 34, 38 and 39, lyii,g in Secfon 21, Township 25 South, Range 31 . as\, NEW MAP Of 

A.RCOOSSEE, aooording · o .. he pla thereof, a r corded in Pat Boo'k l, Pag s 73 and 74, :Pub1 c Records 

of Osceola County, Florida; I s and except th North 66.0 feet of aforesaid Lots 33 a nd 39, conv yed to 

Osceola County by Qu;t~Claim Deed recorded ln Offlcial Records Book 324, Pag 93, Public Records of 

Osceola County, Florlda. 

Together with: 

e Souttl 41.00 feet .oft North 66.0 fee of Lots 33 and 39, ly ng in Section 21, Tow11ship 2S outh, 

Range 31 East~ NEW MAP ·O NARCOOSSEE, according to th plat thereof, as recorded 1n Plat Book l, 

Pases 73 and 74, Public !Records of Osceola County, Florida; le sand except th West 31..37 .f · · t thereof, 

as vacated pursu.ant to Re.solution recorded in Official Records ·Book 5308, Pa 133. 135 and 136, 

Pub ic Recoi'ds of Osoeola County, Florida. 

And together with the West l/2 of that certain unnamed 33 foot road lyin E st ,of aforesaid Lots 38 and 

39, as vacat d pursuant to olution record d n Official Re,cotds Book 125, Paa .291 Publi eoords of 

Osceola County, Florida. 

LESS AND EXCEPT HE FOLLOW . G (7) TRACTS, BEING TRACTS 0, E, I(, W, X1 Y AND Z:. 

TRACTO 

A parcel of _ nd being .a port ion of lot 38, located in Section 21, ownship 25 South, Rang 31 st, . EW 

MAP OF NA.RCOOSSeE, according to the plat thereof, as recorded in Plat Book 1, Pages 73 and 74 of the 

Public Records of Osceola County, Florida and being more particularly described ,as follows : 

Commenc t the Southe st corner of said Lot 38,; thenc run N02 OS'S6" lo g t'he East I n ,of said ,Lot 

38, a distanc of 170.07 feet to the Point of Beginning; thence departing said ast line, run 

N89'33'0g11W, a distance of 47.69 feet; thenc run N01 ' 14'48'' , a distanc of 153.03 feet; th nee run 

ss9•33•09" , a distance of 49.96 feet to a point of the afor said ast line of d Lot 38; thence run 

sor05'56*W alo g said Eas li'le, .a d istanc of 1S3.08 fe t to the Point of Besinning. 
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Sale No.: VR-213 

LEGAL DESCRIPTION CONTINUED 

TRACTE 

A paroel of land · eing portion of Lot 38,. ocated in Sect! on 21, Township 25 South, Range 31 -ast, NEW 
MAP OF NARCOOSSE -, accordln to the plat thereof, as r orded In Plat Book 1, Page 73 and 74 of th 
Public Reoords of Osceola County, Flor· da and being more parf rularly desc( bed as fo lows: 

Beg1n at the Soutiheast corn r of said Lot 38; th nee run N89.33'09"W alot'lg ,the South line of said lo 

38, a distan(.e of 33.81 feet; th nee dep rting said South llne, run N00-2S'S1"· , a distance of 120.00 

feet; thence run sg9• 3'09"E, a distanc of 37.27 feet to a point of the ,East line of said Lo 38; the/lee 

,run soro5'56"W along 1s.aid E st line, a distartce of 120.05 feet to the Pofn · of Beginning. 

TRA K 

A parcel oHand be ng pontiion of lots. 33 and 34, ocated n Section lt, To ship 25 South, Range 31 

East, NEW MAP OF NAIRCOOSS ' , according to th plat th reof. as rrecorded n Plat 1Book 1, Page5 73 and 
74 of he Publ c Reco ds of Osc ola County, Florida and be ng mor particuJarJv descti bed as follows: 

Beginning at he So hwestcor . r of s id Lot 34; thence run 01"11)',0S"E a ngth West line of sa·d 

Lots 34 and 331 a distance of 1328.10 feet to a point on the South line of the North 66.00 feet of said Lot 
33; thence run S89 .. 28'44"f a1ong said Une, a distance of 31.37 feet; thence run S01 "09'44"W. a distance 

of 1328.06 fe t o a po nt on th South Iii . of said Lot 34; thence run N89"33'09"W along said South 
line, distant of 31.SO feet to the Point of Beginning. 

CTW 

A parcel of land being a ,portion of Lots !8 and 39; 'located In Section 21, Township 25 South, Range 31 
East, N MAP Of ARCOOSSEE, according to the plat th reof, as corded n IPlat Book 1, Pages 73 nd 
74 of the Public Record of Osc ola county, Florid and being more particularly described as follows: 

Commence at the North ast corner of said Lot 39; t hence run S02"051S6"W along the East in of said 
Lot 9, a d ist nee of 25.01 fe t o a point on a lin ying 25.00 feet Sou of he orth loe of sald Lot 39; 
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Sale No.: VR-213 

LEGAL DESCRIPTION CONTINUED 

thenc run N89.28'44"W along said line, a distance of 365.03 f~et to a point on a non-tangent curve, 

concav to the Southwest, hav.ing Radiu~ of 62.00 feet and a Central An le of 66'29;47'', said point 
be1 the P02nt of inning; the c run Southea rty alon the Arc ,of sa d eurve, a distance o · 71.96 

feet (Chord Beari g 1e S56.13'SD" , Chord= 61.99 f et) to th P,olnt of T ng ncy thereof; thence run 

s2rss1s1•1E, a distance of 148.17 feet; thenc rnn S4~·00•1s",E~ a dtstance o,f 124.23 feet thence run 

S48•4s'03"E, a dist~nce or 141.62 f t; to the Point of Ourv ture of a ou , concave to the Southwest, 
havJ g a ac!lius of 62.00 feet a d a Central Angle of so•31 2 ""; thenc.e run _ou~heane , .along the Are 

of said curve, a distance of 54.67 feet (Chord 8earlng = S23'3t22"E, Chord = S2.92 fe t) to the Point of 

Tangency t hereof; thence run S01.43'18"W, a distance of 645.29 feet; thence run N.89' 9'09"W, a 

distant ,of 8.00 feet; thence nm 0!943'18" , a distanc-e of 645,47 feet; to the Point of Curvature of a 

1curve, concave to th - Southwest, h vinga Radius of 54.00 f t .and a Central Angle of 50•3121"; thence 

run Northwesterly, along the Arc of said curve, dlstahce of 47 .62 feet (Chord Bearing = N23•32•22-"W1 

Chord = 46.09 feet) to the Polnt of Tangency th· reof; thenc ruh N48.48'03i'W, a distance of 141.82 

feet· t.h nee run N -6~00'i8"W. a di . t:ance of 126;05 feet; th nc..ie r n N22·s8'57"W. a distan<;e of 149.80 

feet; to the 1Point of Curvature of a curve, concave to the Southwes~ having a 1Radlos of S4.00 feet and a 
Cef'ltral Angle of 66.29'47''; thence run Northwesterlv, alohg the Arc of said ,curve, a distance af 62.67 
feet (Coo11d Bearing = NS6.13'50"W, Chord = S9.21 feet) to t;he Point of Tangency ther of; thence run 
· s.9•2s1,44"W, a dlst:anoe of 76. 3 f et· thence run NO<t15 12"E, ,a distance of 8.00 fe.et to a POint on the 

afo es d I ne lyin· 25:00 feet South of the orth llne of Lot 39; thence run S89·2s•.44 alon.g said Jin , a 

distanc of 7·6.47 'feet to the Point of Beginnln8, 

TRACTX 

A parcel ,of land be ng a portion of West half of a Vacated 33.00 feet wide platted Right of Way llyjne 

between llot 39 on th · West .ind ,Lot 43 on th - st, located In Section '21, Township 25 South1 Ra --e 31. 
ast, ~ shown on the ·plat of N W MAP OF NARCOOSSEE, according to the plat thereof1 as recorded In 

P,lat Book 1, Pages 73 and 74 of the Public Records of Osceola County, f torlda and being more 
particular:tv described as follows: 

Comm . nee at th Nort east corner of said Lot 39; thence ,tun S02"05'S6"W along the ast line of said 
Lot 39, a distance of 2 .01 feet.to the Point of Beginning; th nee ,continu - so2•os'Sfi"W along sa1d _ ast 

lin of lot 39, a dstance ,of 313.49 eet; thence· depart·ng said ast line of Lot 39., r n S63°25'36"E, a 

distance ,of 18.13 ~ t to a point on the Cent rlln of sard 33.00 feet wide platted Right of Way; thence 
run N02'05'56»,E along safd Cent rllne, a distanc;e of321.46 i et; theno run N89"28'44·"W, a dtstancce of 
1.65 f t to the Point of Beginning. 
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Sale No.: VR-213 

LEGAL DESCRIPTION CONTINUED 

TRACTV 

A ,parcel of land being a portlon of W ·th If' of a Vacated 33.00 feet wide platted Right of Wav lyi 

between Lots 38 and 39 on the West and Lots 42 and 43 on th st, located in Section 21, ownship 25 
South, Ran-e l ast, as shown on the plat or · EW MAP Of ARCOOSS£ , according to · · ·fat ereof, 

as rerorded n Plat Boo 1, Pages 73 and 74 o the Public ·Records 1of Osceola County, Fforlda and being 

mote panlculariy described as follows: 

Com me no t the Northeast corner of said Lot 39; thence run S02-'i05'S6.,W along the 'East llne of said 
Lot 39, a dista c,e o 25.01 feet; thence· continue soros'S6"W a'long said East line of Lot 39, _ di ance 

of 313.49 f et to the Pomt of Begirm ng; thence continue S02"0S'S6"W ak>ng said East lin of !Lots 39 

and 38, a d stanc of 1054.43 feet to th So heast comer ohaid lot 8; t nee depan·n.g ·said st f ne 

,of Lot .38, run ss.9•.33'09"E, a distance of 16.51 feet to a point on th C nt dine of sa d 33.00 eet wide 

platted fl ght of Way; thence run N02'0 'S6"E along said Centerline, ,a distance ,of 1046.45 f ·et; thenc-e 
run N63.2S'36"W, a distance of 18.13 f et to the Point of Beginning. 

TRACTZ 

A parce'I of h,d ing ,a portion of Lot .39, loc...ited ·n Section 21, To'M'lship 25 South, !Ran&e 31 fast, f.W 

MAP Of NARCOOSSEE, according to th - plat thereof, as recorded In :plat Sook l,, Pages 73 and 74 of the 

Public Records of Osceola County, Florida and being more particularly described as follows: 

Commence at the Northeast corner of s d Lot 39; thenne run so2·os'56"W a1ong t he East tin of said 

Lot 39, a di$tance of 2S.-Ol feet to a po nt on a line lying 25.00 t South of the North line of 1d lot 39; 

thence rulll 89 l8'44"W along said Un ,, a distance of 27.S.,67-feet to th Point of Beginn ; theoce 

departr ~ aid ine, run S2r4S'12 E, a distance of 154.59 feet; t nc,e run S60•39•1s 'iE, a distanc of 

73.04 tee~ thence run S2s•19•49''E, a distance of 60.52 feet thence run S49·12•:z.4• , a distanc of 92.11 

feet; thence run S63"2S'36"E, a dlstanc of 0.41 feet to a point on the East line of s.ald lot 39; thence 

run so2·os·.sG0 W along said East line, a dlstanc-e of 67.07 feet; thence departing said East line, run 

N2s·26157 'W, a distance of 58.58 fe t; thence run N63.25 135H W1 a distance of 35.14 feet; thence run 

"'49.12'24''W, a distance of 100.S2 feet· thence run N25"19'49"W, a distance of 57.84 feet; th nc-e run 

N60.39'l8 W a distance of 73.67 f · t; nee run N2r4S'l2 W, ad stance of 173.93 1 to point on 

the afor,- said lne lying 25.00 eet South of the North lline of said lot 39; ,thence run S89.28'44~E along 

said line, a distance of 27 .21 feet. to th Point of Be,ginning. 
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Sale No. : VR-213 

AERIAL PHOTOGRAPH 
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Sale No.: VR-214 

Location: South side of Boggy Creek Road about 1,500' east of the entrance to Austin-Tindall Park 
in Kissimmee, Osceola County 
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Grantor: 

Grantee: 

O.R. Book: 

Tax 1.0. No.: 

Sale Conditions: 

Improvements 
Since Purchase: 

Financing: 

Legal: 

Size : 

Dimensions: 

Street/Road : 

Zoning: 

Comp. Plan 
Designation : 

Utilities: 

Sandra Jo Austin , Mary Lou Austin & Nelle Ann Duke 

Osceola County 

5575 Page: 2246 Stamps: 

12-25-30-0000-0030-0000, - · Consideration: 
et al 

Arm 's Length Transaction 

None 

Cash to Seller's Position 

Lengthy Legal , 

See Attached 

82.41 Gr. Ac. 

75.36± Net Ac. 

See Aerial 

Date: 

Unit Price: 
Per Ac.: 

Per S.F.: 

Per F.F. : 

Per Unit: 

Instrument: 
Prepared By: 

Shape: 

$ 78,750.00 

$ 11 250 000* 

August 19, 2019 

$ 136 513* 
$ _______ _ 

$ _______ _ 

$ _______ _ 

Warranty Deed 

Dina Spann 

Generally Rectangular 

Boggy Creek Road is a two-lane asphalt paved road . 

RS-2 & AC (Osceola County) Zoning Title: Residential Single Family & 
Agricultural Conservation 

Low Density Residential 

All public utilities are available to the site. Water and sewer would require 
extension of about 600' . 

Access: The property is accessible via Boggy Creek Road. 

Topography: The property is generally level and slopes gently downward toward Lake 
Tohopekaliga. 

Other Features: The property has over 1, 700'± of frontage on Lake Tohopekaliga. The utilit} 
of the lake frontage is limited due to the depth of the lake in this area 
Lakeview is the primary benefit. There are wetlands along the lake anc 
scattered within the interior of the property. They are estimated to be abou 
7 acres in size . 

en * The buyer had paid $250,000 for a right of first refusal. Therefore , the effective price is 
~ $11 ,500,000 or $152,600/net acre. The purchase contract was executed on May 31, 2019. 
:lj The property was improved at the time of sale; however, the improvements contributed no 
w value. The property did not have any entitlements at the time of sale . The County purchased 
0::: the property to expand the Austin-Tindall Regional Park. 
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Sale No.: VR-214 

LEGAL DESCRIPTION 

PARC L 1: 
All of Government t 4 of Section 12, Township 25 outh, Range 30 East, Osceola ounty, Florida, less and except that 
portion conveyed to Osceola County by virtue of deed recorded in Official Records ook 11 10, Page 1420, of the Public 
Records of Osceola ounty, Florida, and le ·s road right of way. 

PARCEL 2: 
overnmcnt Lot 3, in ectioo 12, To, n hip 2S South, Range 30 t, Osceola. Florida, less the East 474 feet thereof. 

PARCEL 3: 
The West 110 feet of the East 474 feet of Government Lot , Se cion 12, Town hjp 2S outh, Range 30 ast, sceola 
County, Flo.rida, less the North 1245 feet thereof. 

his deed is given pursuant. to the tenns of and in satisfacti n ·Of that Grant of Right f First Offer and First Refusal recorded 
in Official Records Book S087, Page 2149. 
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Sale No.: VR-214 

LOCATION MAP 
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Sale No.: VR-618 

Location: About 1,300' west of Narcoossee Road , north of Clapp Simms Duda Road , Orlando, 
Orange County. 
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Grantor: TDCP, LLC 

Grantee: 

Doc. No.: 

Toll Southeast LP Company, Inc. 

20200636428 Stamps: 

Tax I.D. No.: 31-24-31-0000-00-004 

Sale Conditions: Arm's Length Transaction 

Improvements 
Since Purchase: None 

Financing: Cash to Seller's Position 

Legal: Lengthy Legal , 

See Attached 

Size: 

Dimensions: 

69.24 Ac. (per survey) 

See Aerial 

Consideration: 

Date: 

Unit Price: 
Per Ac. : 

Per S.F. : 

Per F.F.: 

Per Unit: 

Instrument: 
Prepared By: 

Shape: 

$110,075.00 

$ 15 725 000 

December 3, 2020 

$ 227 109 
$ _______ _ 

$ _______ _ 
$ _______ _ 

Special Warranty Deed 

Sara W. Bernard. Esq. 

Irregular 

Street/Road: Luminary Boulevard is proposed to be a four-lane asphalt paved road with 
roundabouts . 

Zoning: PD/AN/RP (City of Orlando) Zoning Title: Planned Development/ 
Aircraft Noise/Resource 

Comp. Plan 
Designation: 

URB-VIL (Urban Village) 

(City of Orlando) 

Utilities: All public utilities are available to the site. 

Protection 

Access: The property will be accessible via a proposed road known as Luminary 
Boulevard . 

Topography: The site is generally level. 

Other Features: The site was a former borrow pit/pond. In order to make the site 
developable , a significant amount of earthwork was required. 

The property sold fully entitled and was purchased for a 124-lot single family subdivision 
indicating a density of 1. 79 dwelling units per acre . The property went under contract on 
October 9, 2019 . 
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Sale No.: VR-618 

LEGAL DESCRIPTION 

RA T OF LA D LYI G lN SECTtO" I , T HCP 24. OUT , R E 31 EAST 
ORA UE cot TY, f u DESCRIR F.D FOL LOWS: 
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Sale No.: VR-618 
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Sale No.: VR-619 

Location: West side of Dowden Road about 900' south of Launch Point Road in Orlando, Orange 
County. 

Grantor: Moss Park Properties, LLLP 

Grantee: Lennar Homes, LLC 

Instrument No.: 20200355298 Stamps: $55,277.60 

z Tax I.D. No.: 04-24-31-0000-00-001 Consideration: $7 896 800 
0 (partial) 
i== 
0 Sale Conditions: Arm 's Length Transaction Date: June 26, 2020 <( 
fl) 
z 

Improvements See Remarks Unit Price: ~ 
I- Since Purchase: Per Ac.: $152 272 

Financing: Cash to Seller's Position 
Per S.F.: $ 

Per F.F .: $ 

Legal: Lengthy Legal , Per Unit: $ 

See Attached Instrument: Sgecial Warranti Deed 
Prepared By: Eric A. Castleson, Esg . 

) 

Size: 51.86 Ac. (per plat) Shape: Irregular 

Dimensions: See Aerial 

Street/Road : Dowden Road is a four-lane asphalt paved median divided roadway with 
sidewalks, concrete curbs, drainage swales and streetlights. 

Zoning: PD (City of Orlando) Zoning Title: Planned Development 
C z Comp. Plan <( 
-I Designation: Office-Low (City of Orlando) 

Utilities: All public utilities are available to the site . 

Access: The property is accessible via Dowden Road. 

Topography: The property is generally level . 

Other Features: The property was mostly cleared at the time of sale. 

fl) The property was entitled for the proposed use; however, the buyer paid for the design and 
~ engineering costs. The property is being developed with a 160-lot single family subdivision 
0:: indicating a density of 3.09 du/ac. <( 
:E 
w 
0:: 
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Sale No.: VR-619 

LEGAL DESCRIPTION 

A p 1f on of Tra t FD-2, DOWDEi ROAD • PHA 'ES 3 AND 4 ac ording 10 tlte plat thereof, a· 
r rded in Plal Hook 99, P es 49 thl· llgh 52 Public R cords of Orange County, Flurida: 

ogether with a porlio of e tion JJi ownshi 23 o,uth Range "J ,.ast tu d a porticm of ·, ·cti 
J and 4, l ovi .hip 24 outh, Range 31 "'ast Ornnge ounty Florida berng more pani uJar 
d scribed as fol ows: 

Commence at he 10.rthwest corne ,o · aid ection 3· thenoc rUJ1 S 00°4 7'01 n E, along the 'We L tine 
of th . N rth e • 1/4 0 ' said e ti Jl ' a di a D of 4 8. 8 feet or the P(JJ 1' or B 'G ' G; 
said p int l ing on the wes rly ri · t o -way Jin o Dowden Roacl; Lhcnc · run southeaster! along 

id we erly ri 1t-of-!;vay h:ne tbe foll wing 1wo (2 courses and di: lanc s: run S 22° l 21J.6'1 :E a 
distance of 463.05 feet to a po'n o.f cur .a urc f a urvc, cnncave we t rly having ~ dius of 
1, 12.5' foet and a cenu·al angle of 00006' O"; thcnc · mn ot1lhcrly~ along the ar of said .urve a 
di tan of 2.86 feet t a p ·int or, said curve; thence, d ·partjng SHid w tert right-of-w line, m 
S 67°47'24" W , d"stm ce of 22 .29 fe t lu a poin o curvature o a cur e, con ave n rtherly, 
havu-1g a cdius o 286.00 ,eel and a central angle o 19°54' 8'1; then e run\ sterl)\ along Vl ear of 
said curve a di tancc of 99.4{) Feet CO the point of tangen y there f thence nrn 87°42'12' W, a 
dis ance of O . 1 foe lo a poinl of cur alure of a curve cone-av northerly ha •ing a radius f 
65.00 feet and a ccnlrn.l angle f 31 °24 4011

; thence run sterly, , ] tl the nrc of sa1d cu ·ve a 
di ancc of 3 5. 63 fe l to t e point of tau e11cy thereof: tbence l'llll 6 7°4 7124 11 W a di stance c f 
299.86 feet; then e run S 48° 144'l W a distance of 50 .00 feet to a point lyrng on the easter! lme 
of Welland Are.a '·2 as desc 'bed and recorded in tlicial Records Book DO # 20170346 77 
Pu lie Re or . s of Oran e ou ty, Flo ida· thence run along said w·ctland line;, th following 
cour es and dl :tanoes: run N 4]0 05 '16' \\f a distance of 111.82 feet· thc;nce nln. 29°11 ' O" W, 
distance of l 63J 9 fe ; thence run N 52° '17 11 W, a cli:·tti.nc of 206.40 feet· llience nrn N 
63° 14' 11 ' W,adistance f245 . JO feet· thence run 73°4S.11 '1 ,adistan e f1 36 l8feet· tl n e 
run 85° L '46 11 \V a di ·tan cc of 17 .4 cct; Lhenc run S 7 ° I 0108 ' W ~ a distance of 106.20 feet; 
thence run S 60°1 j ' I ' W, a di ·tancc of l 7.37 fc ' L · then .. ru .. 55°25140 1 

, 
7, a di ta.nee of 

127. 6 feet' then e run S 44°31 157 '' \ , a distanc of 113 .56 fi ct; then c mn 45°4 1'5 , a 
distance of l 02.13 feet · Lbcncc r m · 35"25 '45 1

' W, a di tan , f 112.96 feet; ther1 Fl ' 21°07'39 1 

W, ~ djsmnce of 79. 10 feet; thence run 55 5 '24" \V, a distan e f 94 39 eet; then run 
27° 4'2 " W a di:lantc of 70.38 feet; thence run S 48° 0 15h \V a di lance of 80.30 feet; thence 
run 9°41 '(}4n \V, a djsLan , uf I00.710 feet; then e un 77°47'54 11 W, i (an . of 110.9 feet; 
thenc ·un 42°44 17'' V~ a distance of 1 8.30 feet; th 11 e ru 4 °50'13" \V, c distance of 
186.39 feet· thence run N 24°37 . 711 W, a disti:m e of 147. 4 fee; th nee run N 10°13 146n W a 
distance of 128.44 cct; th ·n e run N 18°52'05 11 W1 a distanoo of 25. l feet· thence de art iug t 1e 
easterly fne 0 . said \ etlan Area . I~ run s 0°00100 I B, a distrulC"" of 92.91 fee t to a point O. 

curvature of a non-tangent urve OD a. 1e northerly, ba ing a radius f 21 7.00 feet; thence, on a 
chord bearing of · 82 °04' J 7' and a chord d · stc nc of 179. 1 7 · eet run eEJ:sterl y alo11g the arc of 
'ajd urve, distan e f 185.29 £ "' 1 thwugh a cenual angle o · 1 °17'14" to he p in t of tangency 
thereof; thence nm 72°1T06' a dist'nce o · 65.00 ee; thence run N 17°42,54'' W, a distance 
of 130.00 feet; then nm 72°17'06 ' W, a di ance of l 6. ~4 e t; thence ru11 N 17°42'5 " W, 
di: tance of 55 ,' 0 L 1 o ,1 1 oi1 I of curvatt re o · a n n-tang nt curve, cnncavc w ·stcrJ y, having 
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LEGAL DESCRIPTION CONTINUED 

radius of 10.00 eet; thence, on a chord bearing of N 31 °09'06" E and h rd distance fl 3.16 fo _ 
run northe terly along the arc of said urve, a di iancc of I .36 feet, ti rough a (;ertl J angl of 
8 ° 16 00" lo the p int of tangcnc; lher of; tl ence run . 09°58'54 11 W, a dis lane of 10.86 re.ct; 
then e run N 80 0 l 106 E, a disr.an e of 60.00 f et to a poilll of u vaturc of 11 non-ta 1gent c r · , 
one.ave northeasterl,, having a radiu of lO. 0 fee ; th~nce, on~ cJ1ord bearing of 58°50'5 '' E, 

run s uthca l rly along the arc of said Ul've, a distan e of 17.06 feet, throu h a central a gJ f 
97°44'00" to the oint f bu gency tJ1e1'eof thence nm N 72° 17'06' E, a di tauce f 242.20 feet t a 
point of cur-vature of a cun1e concave norlh\.\1cst rly, having a radiu of JO.DO fe t and a n { I 
a gl o 82°16'00 ; thenc run northe-as erl ·• aJ011g the arc of said cur e, a distanc of 14. 6 fe t to 
h p int of tan. e.ncy thereof; ti ence run N 09°58'54" W, a di tancc of 482. 13 fee1 a point f 

curvatllrc of nrve, concave outhweslerly, ha ing a radiu of 10.00 feet and a entral angle of 
100°37'01 '; thence run north\: ·est rly, along th re of said curve, a distance of 17.56 feet to a point 
on a nun-radial li ne· then er rn N 20°35 '54 '' W, a distance o · 5 .00 fee t· thence run 69"24'06' E, 
a distance of 14.06 f;· ·L l a int o ~ cun 11tL1re of a cul've, concave northwest,erly, having a radiu of 
10 00 feet @ad a c ·ntral angl · 79°22'59''; thence nm northeasterly, alon,g the arc of aid curve, a 
distance of L'.' .85 eet o he point of tangen y thereof; then e nm N 09°58'54'' W, a di ranee of 
I .50 feet; thence run N 80°0 l '06 11 E, a distance of 52.0 feet to a poiJ t of curvature of a non· 
tangent curve con ve northeasterly, ha ing a radius of 10.00 feet· tbenc , on a chord bearing of 
60° 17 24" E and a chord di lance of 15.39 feet, mn southeasterly along the ar of id curve, a 
distance of 17.56 Ji et, tbrou,gh a central angle of I 00°37'01" to the p in of Langen - thereof; then e 
run N 69°24'06" ·, a distance of 134.78 feet to a point of cur ah.ire of a curve concave southerly 
havi11g a radius of 829.00 feel and a entral angle f 06°02' O"; t 1ence run cast ·rl ; along t1 e arc f 
s id curve a distance o · 87.2 feet to a poin of rnv r e urvature of a curve, having a radi u of 
J0.00 foct and a central angle of 8 °24'59"; 1enc • run north asterly along the arc f said curve, a 
di Lance o I .91 feet to a point on an n-radial line; t en e nu 77°15 '52" E, a di tance of 55.06 
feet lo a point of curvatun.: of a n u-tangenl urve, conca e northcaslcrl )', having a rndi s of l O 0 
feet; th t10e, on a chord be ring of . 54°42'36" E a d a chord distance of 4,07 fet!t, run 
south aster]y long th· ar of aid curve, a di tan e of J 5.61 feet, through a ccntrnl angle of 
89~27'25'' to <1 point of rever e -curvalun: .fa curve, having a radiu. of 829.00 fecl and a cen ral 
angle of O "'51' O"; thence nm ea ·terly Ion the arc of aid curve, a distanc of · 9.2 fe t to Ll 
point of tan 1 cy ther,eof; th nc run N 87°25'1 1' n distanc-0 of 24.0J feet t a point f curvalur 
of a 1rve, conca e soutlierly ha ing a radius of 179.00 feet nd a central angle of 31 "17'29"; 
thence run easterly, aloug be ar.c f aid urve n distance of 97 .76 fe t to the point f tangency 
thereof; tht!-nCc rm 61 ° J 7'20" E, dist n e o 178.2 1 feet to a point f cun•arure of a curve, 
:oncave no11herly, havi g a radius f 1 .00 foet and a central angle o c 0°00100 11

• then run 
easterly afong the arc of said cur e- a distan e of 15. 71 fee t to a p int ou a non-radial line· the 

m 61 °17'20" E, a di tancc of 52.00 feet to a poinL of urvature of a non-tange t curve, concave 
easterly having a radiu o' 10.00 feet · thence 01 a ·hor<J bearing of J 6"1 t20'' and a chord 
distanceof14.14 feet rtm • uthcrlya[ongtbearcofsaid urv ,adisanceof l 5.71 fi t,th.rourhli 
central an •le of 90"00'00"; thence run 61 °17'20' E, a distance of 524. 8 feel ,t a point of 
urvature of a curv , concave notlherly, havi ng a rndiu of 10.00 e t and a cen al angle of 

90n00'00''; then run e.aster!y, long he al' of. aid curve, a disian e of I . 71 fo t to I~ point of 
tangency th ·reof- thence run 28"42'40 , a dis tance of 2 J .00 fi to a point of cur llr of a 
c rv , conca e we terly, h11ving a rnd°Lis of I 0.0 fet:t and a centrnl ang le o 0°0 00"; thence run 
northerly, Im g th .. re of said curve a di t."U1cc of 15.71 feet to a point on a non-radial line: t ence 
run 2 °42'40" E, a distan1.:e uf 6'0.00 ee( L a point of urvdure of a non-tang tlt curve, concave 
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nortl1 rl y, ha ing a · diu f I 0.00 fi er thence o 1 a chord bearing f N 73°42 140 11 E and a l!holfl 
di:Lanc · of 14.1 4 eet, run easterly along the re nf said un ,e, a dist nc,e of 1 S.7 fed 1brough a 
c ntral angl ·· 90°00100'1 to a p int on non-radial lin ; theuce run 1 °17120" , a distance of 
52.00 fi et to a pnint 1f curvatur of a no 1-tangcnl curve concave ea terly, having a radi s of 10.00 
feet; th nee> on a c urd b"' rin of 16° 7'20'i E and a chord distan of l . l fee t nm southerly 
along he El 'C f said curve a distance of 15.7 1 fe 11 thr u a central angf · o 90°0010 1 t ~1 e p int 
of tru1 ency there.of; theu nm 61 ° 17'20" dist.a.nee of 421 . · cct to c point of urvature of a 
curve, co 1cave southwe terly, havin , a radiu of I 05 .00 feet an a enttal angle o · "6°-8'1 7"; 
'11 n e run so ulh ·· stetly~ l ng tl e. af · of. aid "urve1 a distanc o 67. 75 feel l a point of n,3vcr c 
curvatme of a cur\.c, having a rndi us c f 10.00 fe t and a central angl · c1 92°5 1

_ 311
• U1ence r n 

ea te ly along t c lU f said urve a distance of 16.20 fee to th point o tangency thereo ; then ·c 
ru N 62° 0'24 11 E, a dist nc o 245. foct Lo a point of curvature of H ·tln'e concave westerly, 
ha in& a radju · of l 0.00 feet a d a central angle of 88Q05 109 1

; then · nm n rlh rly along th arc of 
sai curve, a distan e 15.37 fee[ lo a point 011 a non-radial line; the 1 e run 62°24'09 1

~ E, a 
distance f 52~04 ee to a pcJinL f urvature fa no11-la11gcnt c tve, concave northerly ha, ir1g a 
raJiu · f 10.00 feet; th nee, {m chord be ri g f 70°41 26'1 

• and" ho distanc u 14.18 feet, 
run ea:tcrly along the arc o said CUJ'Ve, dista 1c o 15.76 fee4 through a cent,<ll angle of 

0° 18'3 ' to a point of reverse cu1 r tu.re o a c. rvc having a r diu of 826 00 ee1 and a cenual 
angl of 03°38~07 11

• tl ·nc · .run northens ly ~lo g the ar o said ur e, a distance of 52. l fe t o, 

the point of tangency lht..Te f; thence nm N 67°47 41
' a dfatanoe of 4 . 72 feet; then e run N 

22°12136 1 W, a distance of 0.00 feet' 1e110 run 7°4712411 :E a distilnce of 4..>.50 fe t to a point 
on the aforesaid wester! ' rig t-of-Vlray line of Do ;vden Road; thence run 22° 12 '36" , along aid 
westerly righl«of-~ay line, n ist.ance o .0 1.66 f; t to tbe POINT OF BEGJNNI G. 
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LAND SALES (AFTER) 



Sale No.: VR-200 

Location: East side of the Wekiva River about two miles south of the State Road 46 bridge, 
Seminole County, Florida. 
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Grantor: Timothy J. Hopkins 

Grantee: Terry N. Myers & Rhonda Myers 

O.R. Book: 7776 Page: 817 

Tax 1.0. No.: 33-19-29-300-0030-0000 

Sale Conditions: Arm's Length Transaction 

Improvements 
Since Purchase: None 

Financing: Cash to Seller's Position 

Legal : Lengthy Legal, 
See Attached 

Size: 

Dimensions: 

Street/Road: 

5 Acres 

See Sketch 

The site has no abutting street. 

Stamps: $52.50 

Consideration: $7 500 ~~-------· 
Date: Mav 10 2012 

Unit Price: 
Per Ac.: $ 1 500 

Per S.F.: $ _____ _ 

Per F.F.: $ _______ _ 

Per Unit: $ _______ _ 

Instrument: Warrantv Deed 

Prepared By: Steohanie Oubre 

Central Florida Title 

LLC 

Shape: Irregular 

Zoning: PUD (Seminole County) Zoning Title: Planned Unit Development 

Comp. Plan 
Designation: 

Preservation Managed Land with 
Conservation Overlay 
(Seminole County) 

Utilities: None. 

Access: Access to the site is via agreement with the Forestry service who owns the 
adjacent land . 

Topography: The site is generally level ; but consists mostly of wetlands. 

Other Features: The entire site is forested . 

This parcel has approximately 1,100' of frontage along the east side of the Wekiva River. The 
buyer purchased the property for hunting and camping purposes. 
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Location: 

Grantor: 

Grantee: 

Instrument No.: 

C.R. Book/Page: 

Tax I.D. No.: 

Sale Conditions: 

Financing: 

Legal: 

Size: 

Shape: 

Dimensions: 

Roadway: 

Zoning: 

Future Land 
Use: 

Utilities: 

Access: 

Topography: 

South side of Millstream Drive, about 1,500 feet Sale No.: VL-571 
east of Kijik Trail, Lake County 

Agostino & Marietta Maniglia 

Bairam D. Mangal 

2014038629 

4461 / 2242 Price: $45,000 

3822023 Unit Price: 

Arm's length transaction Per Acre: $4,500 

Cash to seller's position Date: March 24, 2014 

See attached exhibit Instrument: Warranty Deed 

10 Acres 

Rectangular 

See attached sketch 

Millstream Drive is a two-lane, dirt roadway. 

A, Agriculture, Lake County 

Green Swamp Core Conservation, Lake County 

Electricity, Telephone 

From Millstream Drive 

Generally level, wooded, and near road grade 

At the time of sale, the property contained a foundation for a residence that was started but 
never completed in the past. It contributed no value in the transaction. 
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Sale No.: VL-571 

LEGAL DESCRIPTION 

Tract 5 of Section 1, Township 23 South, Range 24 East, Lake County, FlorJda, according to the plat of 
GROVELAND FARMS, recorded in Plat Book 2, pages 10 and 11, of the Public Records of Lake County, 
Florida. 
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Location: 

Grantor: 

Grantee: 

z Instrument No.: 
0 
~ O.R. Book/Page: 0 
< VJ Tax I.D. No.: z 
~ Sale Conditions: ... 

Financing: 

Legal: 

Size: 

Shape: 

Dimensions: 

Roadway: 

C Zoning: z 
j Future Land 

Use: 

Utilities: 

Access: 
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East side of Bay Lake Road, about 850 feet north Sale No.: VL-572 
of Eden Lane, Lake County 

Bay Lake Groves, Inc. 

Bay Lake LLC 

2014066593 

4491 / 788 Price: $192,000 

1082421 Unit Price: 

Arm's length transaction Per Acre: $6,254 

Cash to seller's position Date: June 12, 2014 

See attached exhibit Instrument: Warranty Deed 

30.7 Acres 

Irregular 

See attached sketch 

Bay Lake Road is a two-lane, asphalt paved roadway with swale drainage. 

A, Agriculture, Lake County 

Green Swamp Rural Conservation, Lake County 

Electricity, Telephone 

From Bay Lake Road 

Generally level and near road grade 



Sale No.: VL-572 

LEGAL DESCRIPTION 

Tract 41; the East 200 feet of the South 1/2 of Tract 42, all that part of Tract 55, lying Easterly of 
Mascotte Bay Lake Road, LESS the West 260 feet of the North SO feet of said Tract SS, and Tract 56, 
all being in Section 9, Township 23 South, Range 24 East, all according to the Plat of GROVELAND 
FARMS, as shown by the Plat recorded in Plat Book 2, Pages 10 and 11 , Public Records of Lake 
County, Florida. 
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QUALIFICATIONS AND BACKGROUND 



Calhoun, Dreggors & Associates, Inc. 
• Real Estate Appraisers & Consultants • 

Academic Background : 

QUALIFICATIONS 
RICHARD C. DREGGORS 

Deland High School , Deland , Florida, 1981 
Associates in Arts Degree , Daytona Beach Community College, Daytona Beach , 
Florida , 1984 
Bachelor of Science Degree (Real Estate) , Florida State University, Tallahassee, 
Florida , 1987 
Certificate in Planning Stud ies, Florida State University, Tallahassee, Florida , 1987 

Licenses: 

State of Florida Licensed Real Estate Broker BK482043 - 1988 
State of Florida Certified General Real Estate Appraiser RZ1628 - 1993 

Designations: 

GAA Designation (General Accredited Appraiser) with the National Association of 
Realtors ® (Member No. 2652) - 1998 

Professional Affiliations : 

Member of the Association of Eminent Domain Professionals (AEDP) 
Board of Directors Association of Eminent Domain Professionals (1993, 2001) 
President of Association of Eminent Domain Professionals (2018-2019) 
Member of the National Association of Realtors ® 
Member of the Florida Association of Realtors ® 
Member of the Greater Orlando Association of Realtors ® 
Member of the Central Florida Commercial Real Estate Society 
Member of the Real Estate Appraisal Section of the National Association of Realtors® 
Member of International Right of Way Association (IRWA) Member No. 4919 

Scope of Appraisal Services: 

Mr. Dreggors has over 33 years of real estate appraisal experience, which have been 
oriented toward eminent domain matters. His office is located in Orlando, Florida. Mr. 
Dreggors has been involved in appraisal assignments throughout Florida working with 
condemners and property owners. 



Richard C. Dreggors, GAA 
Page 2 

Assignments range from the appraisa l of vacant land and sing le-family homes to large 
industrial properties and shopping centers. Appraisa l assignments also include the 
valuation of utility systems and solid waste faci lities around the State. Many of these 
appraisal assignments include complicated appraisal problems that arise from eminent 
domain takings . Some of the appraisal problems include an analysis of loss of parking , 
loss of access, irregularly shaped remainders , roadway re-a lignments, electric transmission 
line impacts and many other types of impacts. 

Mr. Dreggors has appraised property for condemners and individual property owners . 
Condemner clients have included Brevard County , Volusia County, Volusia County School 
Board , City of Sanford , City of Leesburg , City of Oakland , City of Kissimmee, City of Palm 
Coast, City of Winter Garden and the Orange County Public Library System. Utility 
company clients have included Toho Water Authority , Florida Gas Transmission , Central 
Florida Pipeline Corporation and Gulfstream Natural Gas Systems. Property owner clients 
include Southland Corporation (7-11 ), Exxon-Mobil , Circle K, Burger King , McOonalds, Wal
Mart, B.P. Oil , SunTrust Bank, BB&T Bank, Bank of America , Colonial Bank and many 
others. Mr. Dreggors has been qualified as an expert real estate appraiser in most of the 
Circuit Courts in Central Florida and many other Circuits in the State. 

Employment Experience : 

July 1, 1994 to Present 

May, 1987 to June 30, 1994 

June, 1977to May, 1987 

Calhoun , Dreggors & Associates, Inc. 

Calhoun , Dreggors & Associates , Inc. , Orlando, 
Florida- President 

Calhoun & Associates, Inc. , Clearwater, Florida
Associate Appraiser 

Dreggors Construction , Inc. , Deland , Florida
Vice President 




