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Shadow Pines Planned 
Development

• March 26, 1974: The Orange County Board 
of County Commissioners approves 
Shadow Pines with a PDP and a LUP 
consisting of 450 residential mobile home 
units and a 1.83-acre commercial site. 

3. 00 

TOT!\L 

_, 

!gj Lowndes 



Beginning a Pattern of 
Recognition: 

• Feb 17, 1988: Development Review 
Committee utilized the PD to approve a 
CDR to install a temporary ticket booth. 

 
• March 2, 1989: Development Review 

Committee again utilized the PD to deny 
a CDR. 



May 11, 2000: Orange County staff 
acknowledge Shadow Pines includes 
commercial uses and was valid for 
approved development. 
 
October 4, 2000: Staff once again 
recognize an entitlement to be 
developed. 

In denying a newly submitted Land 
Use Plan for all parcels – not just 
Shadow Pines PD – staff reasoned 
this proposal would eliminate 
Shadow Pines PD’s prior approval. 

August 25, 2009: A previous owner attempts 
to develop the Property as a drive-in. 
Applying Orange County Code Sec. 30-
363(d)(12), the County determined 
“Additional Information needed”. 
 
July 2019: A BZA staff report describing a 
neighboring special exception states: 
[Shadow Pines PD] allows mobile homes and 
commercial uses. 

Continued Assurances from Orange County 
2021: The current owners acquired the 
Property in good faith based on previously 
confirmed entitlements.

February 14, 2023: A County Planning Administrator 
confirmed the following: 

February 22, 2023: The County tells an appraiser the 
following:
 

A PD rezoning dl>esn't aplre, and tt predated the comprehensive plan so technically Its still valfd. Mea nine 
""""°ne aiold develop a moblre home park on ttle site wit tlou rezontng. ~ oommerc:la I area wa<to 
support tlw mob II• home park so sorneon@ roukl fK)l co1 ne m a 1ul ontv do 't l"t c:ott\1ner 01a1 pa, l . on1v 1n 
wn1uncaon with a rn~le home i,ar 

llicol;;as lh;;dmuellPr. AM:P- I PbnnITTg AdminKtrator 

Orange County Planning 01vlslon 
P.annlng. Environmental, and Development Services Department 
Ull S. R.osallnd Avenue I Orlaodo, FL I 32801 
41)7-S.36-5523 

HI Marie, 

ll,\SliE Coum· 
,O\"ERHIEXT 
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The short answer Is no. The old PO approwl predates the Comprehensflle Plan and Future Land Use Map, so 

It can stay as Is. Bot any change woukhequlre oompllance with the Mure Land use. The Rura l Land Use 
doeSl'l't allow commercial or resldenltal de,elopment beyond one single-family home pe, e,ery 10 acres. 

I've also c;optecl Ted Kozak on this response. 

lllioolas lhai•mueller, AICP I PLmningAdministrator 

Orange County Planni"I! DMsion 
Planning, EnvirnmTM!nta, and Development Selvices Department 
,01 S. Ros,,l;nd A"""'ue Orlando. ~L I 3?801 

407-336-5523 
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On May 1, 2025, the County 
emailed the publication 
GrowthSpotter to clarify what the 
Shadow Pines PD allows: 

That email also contains research done by  
Planning Manager for Orange County: 

Continued Assurances from Orange County 
On January 25, 2024, Orange County offered 
to purchase the property based on an 
appraisal that assumed Shadow Pines was 
developable:
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mobil~ home pa~k. This property i wi(h[o tlie w ban growth ov,:,rluy i>oundary. The 11pproved PD 
predates the Orange County Land Development Code and remains in effect and ~annol be 
amended per i<;hola.~ Tha.lmueller, land planner with Orange County. The original PD al lowed 
for up to 6 units per acre; however, was never develope-O. The property and PD does not expire 
and is ti ll alid according to Nicholas Thalrnueller. A mall part of the tract was approved for a 
commetcial use in support the mobile home park oo the commercial portion woold have to be in 

I support of the mobile borne park th.at was r1ever conslr\l<;lcd and n.at any other types of 
commercial uses . The oountv would not surmort any other use or any low density residential ___ ... ____ 
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I heve Included the data lrom ourstatt. 
Essentially 4S0 mobile homes can be bull n o the very front parcel as permlned over SO 
yea is ago. So this Isn't o neighborhood plan. bu a 450 unit mobile home park In 30-S0 acres 

h he remalnlng 1,0SO•- acres are reslJlcted to 1 unit per 10 acres . 

Commissioner semrad would request ror you to conaid r this clarilic lion in your ortlcte. 

A lo ol the res dents are very concerned bout sprawl, becau e It sits outside the rural boundery, 
It has no water or aewer connection, and would~ d11hcult to build out fn tha d nsity. 

Thank you, 

w 

WHHodcc 
Senior Aide 
Office of Or. KeUy Martinez Semrad 
Orange County Commluion • Oiitrict 5 
Office: 7 &-73 5 
Cell: -254-2118 
F r. 1-836 19 

--""·-"'"'""""'" ___ _.,........,_,. .... __ _,.o, .,. ,.,.,....,....,_ .. _____ .,_ 

:::!.-:.::=.:...-::.::-.:.:::=.."= __ ..,. __ PO_, _ _ ..., 

lmuell~@ocll.net> 

To; Moreau, JeMI er C <Jeoolfer.MOl'eau@odlnet> 
Ub~: Honey Bees 
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Reliance
May 20, 2025: A prospective buyer emailed 
the Zoning Division to inquire about the right 
to develop the Shadow Pines PD. The County 
again confirmed that the PD was developable: 

 

2021: The current owners acquired 
the Property in good faith, relying on 
the County’s prior assurances that 
the Property was valid.

July 2023: The current owners 
retained NAI Realvest, a consulting 
firm, to assist with the development 
of the Property.

May 2024: The current owners 
retained Stringfellow, a planning 
firm, to further assist with the 
development of the Property.

In reliance on the County’s 
statements, the current owners 
invested more than $100,000 
toward development efforts.

Assurance Reliance

The Consistent Pattern of Shadow Pines PD:

May 2025: Relying on the County’s 
continuous assurances of 
developability spanning more than fifty 
years, the current owner and a 
prospective buyer executed an $11 
million letter of intent (LOI) for the sale 
of the Property.

, .... ~.,..,,-~ .. --, .. ,._,_., .......... , .. -.._ , __ ,.. ___ .,,.,_,....~--~··""""""""·--·-"-.. -"' ... __ , ___ tt..,_ ~_, ...... , ............. , ..... -... , __ .,,....,.,,.,...,,.._""""'_"' ....... .,,_,."""""' 

since the PD/LUP has already been approved with . 
a Ru!al future land use, so long as you remain a PD, 
you should be able to deve'lop the mobile home community. 

Adriana Morales Pizarro 
Planner I, Zoning Division 
Planning, Envi ronmental, and Development Services Department 
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The FLU Map Confirms It: 
Shadow Pines Is Valid 

• The County’s own Comprehensive Plan 
designates the Property as “Committed 
Land": a classification that presumes the 
PD is valid.

• By the County’s own definition, 
“Committed Land” means an approved 
Planned Development with development 
still to be built. Shadow Pines PD fits 
squarely within that definition.
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Our Request 
Both County ordinances and established common law compel recognition of Shadow Pines PD's 
vested rights.

The Orange County Code mandates issuance of a vested rights certificate for any PD received by 
the County prior to 1992. Orange Cnty. Code § 30-363(d)(4) and (12). 

The Orange County Comprehensive Plan independently requires the County to honor vested 
rights arising under common law. See FLU 8.5.3.

Under Florida's equitable estoppel doctrine, a property owner's rights vest when three elements 
are satisfied:

(1) the government makes a clear and definite representation;
(2) the property owner relies on that representation in good faith; and
(3) the owner incurs substantial obligations or expenditures in reliance.

Shadow Pines PD satisfies each element. Orange County's approvals and representations created 
a “legitimate claim of entitlement"-not a mere unilateral expectation. Board of Regents of State 
Colleges v. Roth, 408 U.S. 564, 92 S. Ct. 2701 (1972). 

 

We ask the County to formally recognize 
Shadow Pines PD as a vested development. 

For over fifty years, the County has 
consistently treated Shadow Pines PD as valid 
through its official actions and public 
statements.

Developers and investors have relied in good 
faith on the County's word and made 
significant financial commitments accordingly. 

Changing course now would conflict with the 
County's own rules and could result in legal 
claims against the County. We ask that the 
County stand by its prior commitments and 
confirm Shadow Pines PD's validity.

Legal Basis  

Fifty Years of Reliance Demand Recognition
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Recapping the History of Shadow Pines PD: 

• 1974: PD approved.

• 1988: The County recognizes the PD’s use via a change 
determination. 

• 1988: The County denies a change determination, but recognizes 
the PD’s use in writing.

• 2000: The County confirmed in writing on two separate occasions 
that Shadow Pines PD is entitled to be developed.

• 2019: A staff report recognizes in writing that “[Shadow Pines PD] 
allows mobile homes and commercial uses.”  

• 2021: Current owner purchases based on existing entitlements. 

• Feb 14, 2023: The County confirms “[a] PD rezoning doesn’t expire, 
and it predated the comprehensive plan so technically it’s still valid. 
Meaning someone could develop a mobile home park on the site 
without rezoning.” 

• Feb 22, 2023: The County states “[t]he old PD approval 
predates the Comprehensive Plan and Future Land Use Map. 
So it can stay as is. But any change would require compliance 
with the Future Land Use.” 

• July 2024: Current owner hires a consulting firm based on the 
County’s statements. 

• May 2024: Current owner hires a planning firm based on the 
County’s statements. 

• May 2025: A prospective buyer conducts due diligence with 
the County and the County confirms: “… so long as you 
remain a PD, you should be able to develop a mobile home 
community.”

• May 2025: Relying County’s assertions, an ~$11 Million LOI for 
the sale of the property is entered into. 

• June 2025: The new Orange Code and Vision 2025 still allow 
the PD’s vested use. 
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The Coming Orange Code 
Provides for PD Zoning

• On June 3, 2025, Orange County voted to 
approve Vision 2025 and the new 
Orange Code-both of which expressly 
designate the Property as Planned 
Development (PD).

• By adopting this zoning map, the Board 
of County Commissioners has already 
confirmed that Shadow Pines PD is valid: 
recognition now is simply honoring that 
commitment.

 

 

251 BAXTER RD. Or lando, FL 32820 

z ont.ng Property Details Lay,ers 

PROPOSED ORAN OE CODE 20.NINO 

AIDrt: This p rcpef'1)' ls part of a Plann8d 
Developrnenc {PD) thet IS i-egulated b y the 
app~ land use pl an end associated 

developtnent and/or siubd ivis.ion pl'an:!L Pl ease carnact 

the P lanning Oivi sion a i 407-836-53.21 fCM" m ore 

inf ormation. 

X 

zoning •DistMC1: 

OT.m ge C ode Fee-dba«:k ; 

Existing Zo nin,g : 

PO 

Con,ment Form 

V ISION2D50 

Econlockllatch98· River Pro tection A r.ga 
Rur:aJ ( Place fyp.e/FUturie, Latld Us@) 

Rural Sec tot 

Soil Hydric: Rating- Mode-,ately Wel l Drained 

Soil Hydric Rating - Poorly Dra ined 

SOIi Hyd ... lC Rfltlng - Vefy Poorfy Drarned 

ADD moNAL ZON ING INFORMATION 

Existing PO: Shadow Pines 

• Re-ar setback may cfiff,or If abutting an allay 

BUILDJKG INTENSrTY 

M.iiic:imv m 9uilding Hc;,gt,t ( stor-i cs),: 0 
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