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Location

South side of International 
Drive

South of Westwood Blvd. 
Extension

 2 miles west of Shingle Creek

Closer to SeaWorld and major 
outlet mall than Shingle Creek

Property in private ownership 
- not a part of the Shingle 
Creek Preserve

Basin extends all the way to 
north of SR 408



Orange County
Comprehensive Plan

Activity Center 
Mixed Use
12-30 du/ac.

60 hotel units/ac.

FAR 3.0

Activity Center 
Residential
12-30 du/ac.



Activity Center FLU



History

Munger Plat – historic

Over 2,000 acres with 
1,200+ individual lots 

 Hundreds of private 
owners + scattered 
public ownership = 
poor management, use 
not consistent with 
conservation goals



Tuscana Vision

Focus on environmental sustainability

Your recent Shingle Creek Basin Study cited 
Low Impact Development as the preferred way to 
develop this area
Water quality
Energy Efficiency

Avoidance of Wetland impacts
Development footprint has shrunk to 227 

acres
Of the 227 acres – only 22.34 acres of 

wetlands impacted
20 acres of 22.34 impacted acres is a result 

of two access roads required by Orange 
County

Within the development footprint there are 
34 acres for conservation



Development of LUP



Land Use Plan

 4,814 Residential units

 1,291 hotel rooms

 653,400 sq. ft. commercial

 On and off-site conservation 

 Extensive on-site stormwater 
system for water management, 
water quality and floodplain 
compensation



Comprehensive Plan 
Consistency

Staff Report

Policies that the PD is inconsistent with

Policies that PD is consistent with

Policies left out

FLU 1.1.2 D

ACMU &ACR



Orange County
Comp Plan – Fertilizer & Reclaimed Water

C1.2.15 – Orange County shall identify areas within the County that are susceptible to impacts 
associated with nutrient loadings from specific activities including lawn and turf fertilizer application 
and reclaimed water irrigation. These susceptible areas shall include but are not limited to: Total 
Maximum Daily Load (TMDL) impaired waterbodies. The County will make efforts to reduce the 
potential impacts from these specific activities... 

This policy is not applicable to the PD – Nothing in PD or record shows that this application 
would do anything with regard to lawn fertilizer or reclaimed water irrigation.

Property is within the Lake Okeechobee BMAP area – were evaluated to meet state water 
quality criteria and granted an Environmental Resource Permit.

Over and above that – committing to incorporating additional water quality measures 
through utilization of Low Impact Development 



Orange County
Comp Plan - Schools
PS2.2.3, PS 2.2.5 – Location of new schools

Have reached out to OCPS and will 
continue to coordinate on location of 
school site(s)

PS6.3.1 – School Capacity

Specific proposal is for units greater than 
7 stories with structured parking

4,814 units * 0.013 students per unit

63 students generated under the 
proposed form of development



Orange County
Comp Plan - Flooding

C1.3.1 – Orange County shall continue to improve and enforce the Orange County Floodplain 
Management Ordinance by requiring compensatory storage for encroachment in floodplains, 
restricting encroachment in floodways, and requiring habitable structures to be flood 
proofed.



Existing Floodplain



Existing On-Site Floodplain 
Depth

Existing BFE Varies 0ft to 1.5ft depth



Floodplain Mitigation
Existing Land with natural 

floodplain(top)
Impact from development 

reduces floodplain storage 
(middle)
Floodplain Compensation 

adds flood storage back in 
(bottom)
Cup for cup” compensation

at 1-ft intervals
All storage volume that’s reduced 

is compensated at a 1:1 ratio

Hydraulic modeling





Floodplain Compensation required by Orange County

 Requires Modeled Data Sec. 19-28(3)

 (3) Require applicants who submit hydrologic and hydraulic engineering analyses to support permit applications to submit to FEMA the 

data and information necessary to maintain the FIRMs if the analyses propose to change base flood elevations, flood hazard area 

boundaries, or floodway designations; such submissions must be made within six (6) months of such data becoming available;

 “Cup for cup” compensation at 1-ft intervals Sec. 19-107(1)

 (1) Compliance will be based upon a volume for volume ("cup for cup") methodology, with the volume of compensation equal to the 

volume of encroachment at each and every elevation (one-foot contour interval). Providing compensating storage equal to the volume of 

encroachment at each elevation will provide equivalent management for all storm events of magnitude less than the one-hundred-year 

storm event, and is intended to prevent cumulative water quantity impacts.

 Compensation between BFE and SHWT Sec. 19-107(3)

 (3) Compensatory storage creation must occur below the existing base flood elevation and above the predicted normal high water 

elevation.

 Must occur within contiguous areas to the existing floodplain Sec 19-107(4)

 (4) Compensatory storage must occur within storage areas excavated contiguous to the existing special flood hazard area.

Code Requirements



Floodplain Compensation required by Orange County

 Permits Required Sec. 19-31

 (a) Any owner or owner's authorized agent (hereinafter "applicant") who intends to undertake any development activity within 

the scope of this chapter, including buildings, structures and facilities exempt from the Florida Building Code, which is wholly

within or partially within any flood hazard area must first make application to the Floodplain Administrator, and the Building 

Official if applicable, and must obtain the required permit(s) and approval(s). No such permit or approval will be issued until 

compliance with the requirements of this chapter and all other applicable codes and regulations has been satisfied.

 Floodplain Compensation required by Florida Building Code (FBC)

 Adopted into Orange County Code Sec. 9-33(a)

 (a)Adopted. Subject to the administrative and technical amendments set forth in subsection (b) below, the Florida Building 

Code, Building, Eighth Edition (2023), as it may be amended from time to time (the "Code"), shall be the governing law relative 

to building standards in Orange County, Florida ("Orange County").

 County Floodplain Administrator reviews all applications to ensure reasonably safe from flood Sec. 19-

23(6)

 The Floodplain Administrator, in coordination with other pertinent offices of the County, shall:… (6) Review 

applications to determine whether proposed development will be reasonably safe from flooding;

Code Requirements



Floodplain Compensation required by FEMA NFIP

 A Community (i.e. Orange County) will require review of the floodplain management data Sec. 60.2(h)

 (h) The community shall adopt and enforce flood plain management regulations based on data provided by the Administrator. Without 
prior approval of the Administrator, the community shall not adopt and enforce flood plain management regulations based upon modified 
data reflecting natural or man-made physical changes. 

 Requires assurance that the site will be “reasonably safe from flooding” Sec. 60.3(a)(3)

 (3) Review all permit applications to determine whether proposed building sites will be reasonably safe from flooding. If a proposed building 
site is in a flood-prone area, all new construction and substantial improvements shall…

 Requires the use of a hydraulic (sometimes known as hydrodynamic) model Sec. 65.7(b)(4)(i)

 (i) The floodway analysis must be performed using the hydraulic computer model used to determine the proposed base flood elevations. 

Floodplain Compensation required by South Florida Water Management District (SFWMD)

 No adverse impacts allowed Applicant’s Handbook Vol. II Sec. 3.5

 No net encroachment into the floodplain, between the average wet season water table and that encompassed by the 100-year 

event, which will adversely affect the existing rights of others, will be allowed.

Code Requirements



Proposed Stormwater
Conditions

1. Prior to approval of the first development plan or preliminary subdivision plan associated with 
this Planned Development, a master drainage plan consistent with Orange County code 34-229 as 
may be amended must be submitted and approved as a separate E-Plan.

2. In addition to the floodplain compensatory storage requirements set forth in Orange County code 
Section 19-107, a hydraulic stormwater model will be provided to Orange County to ensure that 
floodplain connectivity is maintained and no net rise in the base flood elevation.

3. In addition to the stormwater criteria set forth in Orange County code Chapter 34 article VII, 
stormwater intensities as defined by the future code adoption to utilize the Atlas 14 intensities. 



Initial SFWMD/
Orange County Dev. Area

Consolidate public and 
private ownership to be able to 
better protect and manage 
conservation lands

137 Acres of Wetland Impacts



Environmental Resource Permit 
(SFWMD)

Awarded by SFWMD for 82 
acres of impact in exchange 
for 237 acres and 90 acres of 
uplands for restoration & 
conservation

After years of revisions the 
current proposal impacts 
only 25% of that ERP 
impacts



Plan Iterations



Orange County
Comp Plan – Wetland Impact

C1.4.1 - Orange County shall continue to adopt and enforce regulations that protect and conserve wetlands and surface 
waters as defined in Orange County Code. Such regulations shall include criteria for identifying the functional habitat 
value of wetlands or surface waters. 

When encroachment, alteration, or removal of a wetland or surface water is permitted, habitat compensation or mitigation 
as a condition of development approval shall be required. The basis for mitigation shall be determined by using Uniform 
Mitigation Assessment Method (UMAM) as the basis for evaluation, integrating any new rules and regulations into 
existing County programs.

C1.4.9 – An upland buffer of a minimum of 25 feet is recommended, unless otherwise stated elsewhere in Orange County 
Code or in the Orange County Comprehensive Plan for all wetland systems unless scientific data dictate a larger or smaller 
buffer based on wetland function or local conditions. This shall be incorporated into Chapter 15 of the Orange County 
Code.

FLU6.4.3 - All actions taken by the County with regard to development orders shall be consistent with 
Conservation Element Policy C1.4.1 and the regulations adopted pursuant thereto with respect to wetland 
protection.

 Meet all of these policies – 20 of 22.3 acres of impacts for required entry roads – impacts being 
mitigated through UMAM

 Meet buffer requirements

 Consistent with code requirements



Proposed Wetland
Condition

1. Prior to final development plan approval, the applicant will work with Stormwater Management 
Division, Development Engineering Division and EPD staff to identify areas where impacts to 
wetlands can be further minimized adjacent to the entry roads and minimized through alternative 
road alignment under a future modification while still meeting SFWMD and FFWCC design 
criteria.



Questions?


