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Chapter 1: Executive Summary

Public Sector Improvements to Stimulate Private Sector
Investment

The Lake Monroe Waterfront-Downtown Sanford Community Redevelopment Plan update
presents a robust, three-phase, 10 year capital improvement program and business assistance
programming designed to enable and encourage private sector investment and development within
downtown Sanford. The Community Redevelopment Plan update identifies capital improvement
projects to increase economic activity and employment opportunities within the CRA by physically
connecting the downtown and waterfront areas to adjacent employment centers, neighborhoods and
the SunRail Station.

Phase one of the Implementation Plan, Chapter 7, focuses on infrastructure and capital
improvements required to enable the development of Waterfront Conceptual Master Plan catalyst
project. The Waterfront Conceptual Master Plan proposes the development of an urban waterfront
neighborhood located on approximately 6 acres of City-owned land in the heart of the downtown.
The mixed-use development program may include up to 75 residential units, approximately 29,000
square feet of non-residential uses and the development of a 90 key boutique hotel. This phased,
public-private partnership project will serve as a demonstration project of the economic potential
and commercial development viability within the CRA. It is anticipated that successful
implementation of the Waterfront Conceptual Master Plan catalyst project will encourage additional
private sector investment and continued redevelopment at targeted sites within the CRA. The
resultant Tax Increment Fund revenue will enable the continued operation of the CRA and

implementation of Phases 2 and 3 of the Community Redevelopment Implementation Plan.

The Lake Monroe Waterfront-Downtown Sanford Community Redevelopment Plan update is a
continuation of the over twenty (20+) year successful partnership between Seminole County and the
City of Sanford to revitalize, address conditions of blight and increase economic activity and value
within Seminole Countyis historic County seat. This Community Redevelopment Plan was created
by the City of Sanford in partnership with Seminole County and the residents and business

community of Sanford in accordance with Florida Statutes, Chapter 163, Part I11.

1@ Littlejohn N
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Chapter 2: Purpose, History and Accomplishments
CRA Purpose

The purpose of the Lake Monroe Waterfront Downtown Sanford Community Redevelopment
Agency (LMWDS-CRA) is to address the documented conditions of blight that were identified in
previous Findings of Necessity studies conducted by the City. These conditions of blight include:
faulty surface water drainage systems; a deteriorating bulkhead; deteriorating streets/irregular brick
streets/broken sidewalks; faulty lot layout and diversity of ownership; structures needing
rehabilitation and renovation; inadequate parking facilities; loss of offices and retail commercial
businesses and environmental blight caused by midges.! Over the past twenty (20) years, the
LMWDS-CRA has completed numerous capital improvement projects and assisted private sector
investors to begin to address the aforementioned conditions of blight. The redevelopment has been
successfully initiated, however it is critical to maintain the redevelopment inertia created by the
CRAIs operations to continue to address the remaining conditions of blight, stimulate additional
private sector investment and to prepare the downtown area for the impending exit of the Seminole
County Civil Courthouse facilities and the ancillary employment and economic activities associated
with the operations of the Courthouse (i.e., law-offices, support services, retail, restaurants, etc.).
The following redevelopment methods and practices will be utilized by the LMWDS-CRA to
address the conditions of blight described above. Specific Strategies and Objectives address and
realize the methods and practices described below are presented in Chapter 6, Strategies and
Obijectives.

I.  Increase Property Valuation

Property taxes are a significant source of funds utilized by the City of Sanford and Seminole
County. Although property values are largely determined by market forces, it is in the best
interest of the city and county to stabilize and increase property values in order to maintain a
high standard of quality of life and fund public services. One method of stabilizing and
increasing property values is by investing in public infrastructure and services.
Improvements to the CRAIs transportation network and infrastructure enhance the level of

L City of Sanford, Community Redevelopment Plan and Finding of Necessity for the Lake Monroe Waterfront and
Downtown Sanford Community Redevelopment Area, 2009.

I Littlcjohn 5



CHAPTER 2: PURPOSE, HISTORY AND ACCOMPLISHMENTS
SANFORD COMMUNITY REDEVELOPMENT PLAN

service and quality of life for residents, visitors, business owners, and employees. A high
level of service and quality of life attracts development and revitalization. As demand grows
to develop and revitalize properties for higher utilization, property values increase, which
translates to greater tax revenues for improving public services. The result is a positive cycle
of improvements leading to enhanced quality of life, public service, investment, and property
values. The assessed taxable value of the property within the Lake Monroe Waterfront
Downtown Sanford CRA has increased 155% since the CRA was established in 1995% This
increase in taxable value is higher than the increase in assessed taxable value for
unincorporated Seminole County and Seminole County as a whole (including cities) for the
same period®.

Il.  Create Public-Private Partnerships

Public-private partnerships are a key component for the long-term success of large-scale
projects, especially in commercial districts such as Sanfordis Downtown and Waterfront.
Initiative from government agencies and non-profit organizations reduces risk, boosts
confidence, and facilitates development, paving the way for the private sector to invest,
leverage funds, and meet market demands. In addition, partnerships with non-profit and
private sector organizations provide opportunities for multiple organizations to pool in their

resources and expertise for greater effectiveness and efficiencies.

Hence, one of the primary purposes of the City of Sanfordis CRA is to establish public-
private partnerships with private sector organizations, non-profit entities, and government
agencies to partner with non-profit and private sector organizations. Public-partnerships
allow the CRA to pool in resources and leverage funds for transportation and infrastructure
improvements, property renovation and maintenance, retention and expansion of

businesses, and marketing and promotion of the Downtown and Waterfront areas.

The following is a list for public-private partnerships with the CRA:
f City of Sanford

f  Seminole County

2 Seminole County Property Appraiseris Office, Littlejohn, 2015.
3 Seminole County Property Appraiseris Office, Littlejohn, 2015.

I Littlcjohn 6
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I Greater Sanford Chamber of Commerce

f Seminole County Tourist Development Council

I Central Florida Regional Hospital

f Central Florida Zoological Park

I Sanford Historic Trust

I Historic Sanford Welcome Center

I Sanford Historic Preservation Board

I St. Johns Riverboat Company

' Minority Community Representatives

I Sanford Airport Authority

f Celery Soup

' Love Your Shorts Film Festival

9 St. Johns River Festival of the Arts

I11.  Increase Employment Opportunities

A successful commercial district relies on a stable and diverse employment base to sustain
itself in the long term. Expanding employment opportunities improves residentsi income
and living conditions, attracts development, and expands business services and goods
provided. Among the purposes of the City of Sanfordis CRA is to assist in relocation of
existing businesses to the Downtown and Waterfront areas and with the retention and
expansion of retail and commercial businesses. These measures lead to an increase in
employment opportunities, expansion for development, and a stable and successful

commercial district for the Lake Monroe Waterfront Downtown Sanford CRA.

IV. Reduce Symptoms of Blight

The presence of the symptoms of blight in the Downtown and Waterfront areas of Sanford

is one of the primary factors impeding its redevelopment and revitalization and deterring
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private sector investment. Vacant lots, abandoned properties, and deteriorated structures and
infrastructure present serious issues for residents, community stakeholders, business owners,
investors, and the city. Deteriorated streets and structures, an aging bulkhead in need of
repair, faulty sewer and stormwater systems, and broken sidewalks not only pose health and
safety and health hazards for citizens, but also discourage private investment. Abandoned
structures attract criminal activity and are unsafe for children, residents, and visitors in its
immediate surroundings. Furthermore, these conditions impose a burden on city services
needed for additional maintenance, policing, and fire extinguishment. Consequently, the
diminishment in property values for blighted properties and their surroundings deprive

essential city tax revenues and discourage investments for improvement.

Other aspects of blight affecting the CRA are faulty lot layouts and diversity of ownership,
inadequate parking facilities, loss of commercial business, and environmental nuisances.
Irregular parcel configurations, sizes, and multiple ownerships severely limit and prevent
varying types of development that will benefit the area. A shortage of parking spaces is a
significant factor in preventing businesses, primarily in retail, from locating within the CRA
and in inhibiting the expansion and success of existing business. In addition, a high vacancy
and turnover of businesses undermines the stability of the commercial district and
discourages commercial investment. Lastly, the intensity and infestation of midges and blind
mosquitoes require costly maintenance of property and discourage visitors and residents
from utilizing the waterfront and frequenting local businesses during periods of midge

hatchings and swarming.

Addressing the reduction of blight symptoms is an essential purpose for the City of
Sanfordis CRA to meet their goals and objectives for the Downtown and Waterfront areas.
The strategies described in Chapter 6 present strategies to eliminating and mitigating blight

while Chapter 7 provides an action plan for implementing the strategies.
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City of Sanford History

The City of Sanford was established in 1870 as a transportation hub by Henry Sanford, following

the purchase of 18,000 acres of land west of Mellonville Avenue along Lake Monroe. Agricultural

products coming from St. Petersburg
and the rail corridor made its way to
Sanford before being shipped north
on the St. Johns River. Tourists,

fisherman, and hunters travelled south

on the St. Johns River via steamboat
to disembark in Sanford on their way
to Central and South Florida. The
original City plan was based on a

traditional urban grid network with streets named after trees, a commercial district along the
waterfront, neighborhoods to the south, and numerous parks located throughout the City. By the
1920s, the city already had developed municipal infrastructure features and development pattern,
including a waterfront bulkhead, and its commercial district housed the City Hall, the Sanford Zoo,

hotels, and other businesses and civic uses.

As alternative modes of travel replaced the steamship, the waterfront became more attractive for
recreational and civic uses to be developed, such as marinas, parks, a new City Hall, and the
Seminole County Courthouse in the 1960s. The construction of Interstate 4, the transformation of
the Navyts airfield into the Sanford Orlando Airport, the arrival of an Amtrak terminal, and the
connection of the Central Florida Greenway to the Interstate has shifted development away from
the downtown core outwards, west and south along the US-17-92 corridor and westward towards
the Interstate 4 corridor along SR-46.

As a result of this development shift away from the downtown core, the historic neighborhoods, the
downtown and waterfront areas have lagged in development and suffered through neglected
infrastructure, vacant and deteriorated properties, and a weakened commercial district. The
establishment of the Lake Monroe Waterfront and Downtown Sanford Community Redevelopment
Area (LMWDS-CRA) by a partnership of Seminole County and the City of Sanford, shown on Map

I Littlcjohn 9
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1 on the following page, has initiated a revival of the cityis historic downtown core, waterfront and

stimulated reinvestment in the historic neighborhoods adjacent to the CRA boundaries.
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Map 1: CRA Boundary/Context Map

11
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CRA Accomplishments

Since its founding in 1995, the City of Sanfordis CRA has completed numerous projects and
initiatives for the Lake Monroe Waterfront and : - e
Downtown Sanford Community Redevelopment
Area. Improvements to the areasj transportation,
streetscapes, and infrastructure have increased the
level of public service, created attractive and
inviting places, and reduced risk and uncertainty for
the redevelopment and rehabilitation of key
properties. A new stormwater system along 2"

Street has greatly mitigated flooding along this
corridor and adjacent properties. The redesign of 1% Street, 2" Street, Palmetto Avenue, Magnolia
Avenue, Sanford Avenue, and Seminole Boulevard has improved transportation and safety for all
modes of travel, including for pedestrians. In addition, the variety of pavement and sidewalk
materials, pedestrian-scaled lighting and street furniture, landscaping, and the concealment of utilities
underground have converted these streets into attractive places for residents, visitors, and business

owners, while luring more commercial activity.

New parks, open spaces, and recreational facilities
along the RiverWalk and Fort Mellon Park have
enhanced quality of life for residents, attracted
visitors, and increased adjacent property values.

Lastly, public-private partnerships have leveraged

funds, resources, and expertise for the renovation
and development of institutional and commercial
facilities, such as the Wayne Densch Performing
Arts Center, the West End Building, the Magnolia
Square Market, and a bank facility.

I Littlcjohn N
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The projects completed and initiatives undertaken by the
CRA have catalyzed significant investment from the private
sector, with the leverage of Tax-Increment Financing.
Consequently, these accomplishments have directly
increased assessed property values within the CRA.
Furthermore, these accomplishments have facilitated the

transformation of the Lake Monroe Waterfront and

Downtown Sanford into a landmark for the City of Sanford

and Seminole County, benefitting residents and
visitors with a mix of commercial, residential,
recreation, and entertainment options. However,
Downtown Sanford and the Waterfront still need
iImprovements to its transportation and
infrastructure, redevelopment of strategic
properties, and renovation of deteriorated

| structures and historic buildings. Chapters 3 and 4

provide an assessment of the CRAs challenges and
opportunities. Chapters 5 and 6 address in more detail the new and continuing projects and
initiatives recommended for the CRA.

I Littlcjohn N



CHAPTER 3: PHYSICAL CONDITIONS ASSESSMENT
SANFORD COMMUNITY REDEVELOPMENT PLAN

Chapter 3: Physical Conditions Assessment

This chapter describes the existing physical features of the area encompassed by the boundary of the
LMWDS-CRA. Analyzing the conditions of the CRA is an essential process in order to determine
its challenges, opportunities, and strategies. A detailed description of the CRAIs existing land use,
future land use, zoning, historical resources, floodplains, wetlands, transportation network, and

infrastructure is provided in the following section.

Existing Land Use
In review of the Seminole County Property Appraiser data, the LMWDS-CRA is comprised of

twelve (12) generalized existing land uses. Public oriented uses and vacant properties dominate the
current uses within the CRA with over 39 percent of the total acreage. Commercial and offices uses
are the most common uses within the CRA occupying 208 parcels or approximately 40 percent of
the total parcels. Residential uses account for roughly 17 percent of the acreage. One property was
identified as agriculture, which is 18.72 acres and comprises nearly 5 percent of the total acreage.
Table 1 below shows the parcel count, acres, and percent of each existing land use category and
Map 2 on the following pages shows the location of these categories by parcel within the LMWDS-
CRA. For a detailed list of vacant parcels see Appendix 2.

I Littlejohn 1
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Table 1: Existing Land Use

Existing Land Use Parcel Count Acres Percent
Agriculture 1 18.72 4.97%
Commercial 100 26.45 7.02%
Dedicated Area 24 42.60 11.32%
Hotel/Motel 1 1.67 0.44%
Industrial 19 8.34 2.21%
Institutional 17 36.56 9.71%
Office 108 28.72 7.63%
Public 47 77.18 20.50%
Recreation 3 0.38 0.10%
Residential Multifamily 78 55.90 14.85%
Residential Single Family 18 9.21 2.45%
Vacant 98 70.76 18.79%
Total 514 376.48 100.00%

Source: Seminole County Property Appraiser, 2015.

Compared to the 2009 Finding of Necessity, the report utilized to expand and contract the CRA, the

current make-up of the CRA uses is not much different. Vacant lands have remained relatively

constant, agricultural lands have decreased slightly, public lands have remained constant and single

family residential use has remained the same. The largest difference between the land uses from

2009 and 2015 is the diminution of approximately 15 acres of multifamily residential land that was

removed from the CRA in 2009.
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Map 2: Existing Land Use
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Future Land Use

The Sanford Community Redevelopment Area is comprised of three future land use categories
(Waterfront/Downtown Business District, Resource Protection, and Parks, Recreation and Open
Space). The Waterfront/Downtown Business District future land use was developed specifically for
the LMWDS-CRA and consequently, is the dominant category of the CRA, accounting for over 96
percent of its land area. The remaining land area, approximately 3 percent of the CRA, is made up
of both Resource Protection and Parks, Recreation and Open Space future land uses. There have
been no changes to the future land use map within the CRA since 2009. Table 2 below shows the
acres and percent of each future land use category and Map 3 on the following page shows the
location of these categories by parcel within the LMWDS-CRA.

Table 2: Future Land Use

Future Land Use Acres Percent
Parks, Recreation and Open Space 5.52 1.46%
Resource Protection 7.26 1.92%
Waterfront/Downtown Business District 364.69 96.61%
Total 377.47 100.00%

Source: City of Sanford, 2015.

After a thorough review of the adopted future land use map and the policies that regulate the future
development of the CRA, no new changes are recommended to the map or policies. At the time
this report was prepared, the City was in the process of evaluating proposed amendments to the
Future Land Use Element that would allow more flexibility of the type of development within the
Waterfront/Downtown Business District. These considerations are expected to provide a more
developer friendly landscape and to help facilitate the Cityis vision of the future waterfront area.

I Littlcjohn N



CHAPTER 3: PHYSICAL CONDITIONS ASSESSMENT
SANFORD COMMUNITY REDEVELOPMENT PLAN

Map 3: Future Land Use
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Zoning

The CRA is comprised of nine zoning districts, which range from Agriculture to Special

Commercial. Multiple-Family Residential-Office-Institutional (RMOI) occupies the largest amount

of land within the CRA at nearly 38 percent. The next district of significance, according to size, is

Special Commercial (SC-3) that makes up approximately 27 percent of the CRA. In addition to the

RMOI district, there are two other multifamily residential districts represented in the redevelopment

area. Table 3 below shows the parcel count, acres, and percent of each zoning district category and

Map 4 on the following page shows the location of these categories by parcel within the LMWDS-

CRA.

Table 3: Zoning Districts

Zoning District Parcel Count | Acres | Percent
Agriculture (AG) 1 8.44 2.23%
General Commercial (GC2) 19 64.35 16.99%
Medium Industrial (M12) 1 19.38 5.12%
Multifamily Residential (MR1) 1 0.69 0.18%
Multifamily Residential (MR3) 1 13.45 3.55%
Planned Development (PD) 3 21.92 5.79%
Parks, Recreation and Open Space (PRO) 4 5.44 1.44%
Multiple-Family Residential-Office-Institutional (RMOI) 14 143.72 | 37.95%
Special Commercial (SC3) 76 101.34 | 26.76%
Total 120 378.73 | 100.00%

Source: City of Sanford, 2015.

Additionally, the Waterfront CRA s subject to three overlay districts and a historic district. The

three districts include the Riverfront, Midtown, and Downtown overlays. These overlays were

established to address the desired urban character and form of Sanfordis downtown and waterfront

areas.
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Map 4: Zoning
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Floodplains

Due to the CRA(s adjacency to Lake Monroe, the presence of floodplains persist throughout the
redevelopment district. As shown on Map 5 on the following page, the 100-year floodplain extends
from the edge of Lake Monroe as far south as 1* Street in the eastern portion of the CRA and
Fulton Street in the western portion. The expanse of the 100-year floodplain covers approximately
116 acres of the CRA, which accounts for 25 percent of the total redevelopment area. Additionally,

the floodplain travels across the CRA along the Poplar Avenue corridor in a serpentine pattern.

The existence of a floodplain does not necessarily mean that flooding occurs during every rain event.
According to the Federal Emergency Management Administration (FEMA), the risk of a flood event
is approximately 1 percent a year within a 100-year floodplain and a 0.2 percent risk per year of a
flood event within a 500-year floodplain. Nonetheless, flooding is still a significant concern affecting
the CRA. The areas in the CRA under the 100-year floodplain are still at risk of flooding and,
consequently, face an additional challenge to attract investment and redevelopment compared to

areas clear of any floodplains.
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Map 5: Floodplains
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Wetlands

Although a large portion of the CRA has been developed, there are several expanses of wetlands
that have been preserved, as shown on Map 6 on the following page. In total, approximately 26
acres of wetlands exist within the CRA boundary, according to the St. Johns River Water
Management District Land Use Cover database. The wetlands displayed on Map 6 represent areas
identified through aerial photography and have not been officially delineated by an ecologist or the
district. Depending on the extent and quality of the wetlands, development may be required to

mitigate for encroachments into the delineated wetland areas.
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Map 6: Wetlands

24



>
g g
%) c 0O
© 5 1
nBOm
8 % o =
T o =
mW%om
@) E
(«b]
—1
[a' s
o
X
<
(@]

I cct
3,750 5,000

Source: SCPA, SJRWMD, City of Sanford, and Littlejohn, 2015.
2,500

1,250

625

Lake Monroe

AV IT113HOVY

dd W1vd

3AV ITUANOTTIW N
IAY ITUANOTIIN
S

AV S04V Nys

INV SOTYVI Nys FAY SOTHV) Ny

= 3V 337 IAV AVE
a
w 5 JAV MOTTIM
=
Ef)
YMIN TN IAV FONVHO E
EN =
V1Sn207 5 o
= I w
wn =
wn M~
T w
T
[{e]
IAVIND W
N
~/
2 IAV SSIHAAD
~J
> (@)
s S 5 _ IAV QHOANYS
O,\ W [a) n
&
/vv © [a' s T
@V 47} ™ — [
% LW 5o IAV OLLINTVL S
O\A\ n T L
2 =
IAV AOOH S w IAV VITONOVIN
AV Mavd N IAV Mavd
= = =
(7p] (p] wn
I I I
IAV YO N awwo &5 £ E E
m = = =
IAV I1LYAN N = AV TTLIAN
IAV NI N 5 IAV N3 .
7 T v
TR 3 AV 1INV w
M - 2 g g = z
o z g =
u S m 26-LT AMH SN
o) NS
= =) = _
2 3 INVIAVN O INV ITdYIN
n = W
= o
IAV ATIOH N IANVATIOH 3
w © 3NV UVAI0
S %
>
ES =
I IAV ¥¥1dOd N = IAV ¥v1dOd
D — o) ﬁ_\Iu
= © 5 I
< S =z g T IAV Nv03d
N W wn
= =
. IAV OQVIOAY m IAV OQVI0AY
wn
Z =
(@) wn
5 IAV 3AITO T 3AV3IAITO
o) ~ —
L W N
I
IAV INILSNOONVIAI N JAV INILSNOONVIA'S E
= =
IAV ¥3IANVIT0 T IAV 43IANVIT0S
[Te]
=
IAV ANIAVSSAC IAV ANINVYSSAC
AV AMYIGTINIA AV AMYIGTINIA
T
(7]
()]
LANDING DR = %
2 = %
dI10 YINTIM = z
(2]
IAV NOWISYd =
[a g
S
>
<
m
=2
< —
H [7p)
z Y 7
S < =
o AV MIIAYIAIY
)
(7))
2
< 2
= IAVNMOYE =
NTNOLYNG 1D MOFGAVIN o 4
3 = _m w
GO N Lo -
a
Q¥ ¥3MOod S z 5 3
L
i = N
& S QA18LHOdHIV M
/p@ <
12 Avd NOSTIM <&

Wetlands

LAKE MONROE WATERFRONT AND DOWNTOWN SANFORD CRA (LMWDS-CRA)




CHAPTER 3: PHYSICAL CONDITIONS ASSESSMENT
SANFORD COMMUNITY REDEVELOPMENT PLAN

Transportation Network

The transportation network within the CRA is comprised of multiple modes of travel, including
vehicular, transit, pedestrian, and bicycle travel. Much of the downtown area is served by an
established gridded street network that, for the most part, is still intact from its early development
during the late 19" century. Typical block dimensions for the commercial downtown area fall

roughly within a 250 feet square while blocks adjacent to the waterfront vary widely.

The vehicular network, as shown on Map 7 on the following pages, serves the CRA and
surrounding neighborhoods through an established system of arterials, collectors, and local roads.
Two regionally significant arterial roads providing regional connections into the heart of the CRA
are US 17-92 (French Avenue) and State Road 46 (1* Street). Park Avenue, Mellonville Avenue, and
Sanford Avenue serve as collectors, feeding traffic from the local roads throughout the CRA into
arterials and other major roads. Table 4 below shows the arterials and collectors are all operating
efficiently within its adopted level of service (LOS). On the other hand, the component of the
vehicular network that is lacking is parking, which has also been stated as an issue by residents and
business owners in previous public workshops. The CRA area has been designated by the City as a

Transportation Concurrency Exception Area (TCEA).

Table 4: Road Performance (2014)

Roadway & Segment Roadway Traffic Volume | LOS / Service Volume
Type (2014) (at adopted standard)
uUS 17-92:
Seminole Blvd to State Route 46 Arterial 13,473 E /7 34,500
State Road 46:
Airport Blvd to US 17-92 Arterial 21,376 D / 35,700
Park Avenue:
Seminole Blvd to State Route 46 Collector 2,171 D / 14,600
Mellonville Avenue:
Seminole Blvd to State Route 46 Collector 4,544 D / 14,600

Source: Public Works, City of Sanford, 2015; City of Sanford Comprehensive Plan, 2010

Pedestrian and bicycle access is provided on much of the gridded street network, via sidewalks,
bicycle lanes, and multi-use paths along right-of-ways, shown on Map 7. Extending from Monroe

View Trail to Mellonville Avenue, the Sanford RiverWalk is a 12-foot wide mutli-use path that
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provides pedestrian and bicycle travel, recreation, and public access to the waterfront. Map 7 shows
the location of the RiverWalk multi-use path and the proposed phase 111 extension to Interstate 4
along Seminole Boulevard. The construction of the final 2.2 miles, phase 111, is anticipated to
commence in fiscal year 2017/2018. In 2009, the RiverWalk received international recognition for
urban plazas and nature spaces by the International Making Cities Livable (IMCL) Council. It was
designated a Florida scenic route and boasts the longest shoreline fishing area in Florida.

Ultimately the RiverWalk is envisioned to connect Sanford to the Coast-to-Coast Cross Florida

Trail. An estimated 30,000 people visit the Sanford RiverWalk annually.

Transit serves the CRA via 3 LYNX bus routes and the SunRail railroad commuter line, shown on
Map 7. The LYNX bus routes d 34, 46E, and 46W & primarily cover State Road 46, US 17-92, and
Mangoustine Avenue with multiple bus stops. The SunRail station, located within half a mile to west
of the CRA boundary, provides 17 trips northbound and southbound each on weekdays and
connections to the LYNX bus system.
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Map 7: Transportation Network
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Water Infrastructure

The City of Sanford provides potable water, wastewater, and reclaimed water for the cityis
residential, commercial, light industrial, agricultural, and rural areas. As shown on Map 8 on the
following page, the CRA houses a water treatment plant and is served by an extensive system of
water and sewer lines. As described in the Floodplains sections above, the stormwater mitigation
system does not currently address and mitigate all the areas within the CRA prone to flooding.
Efforts to mitigate flooding along 2™ Street and adjacent properties have been accomplished

successfully through a stormwater system.
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Map 8: Utilities
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Historic Resources

As a city with a rich history, the LMWDS-CRA and surrounding neighborhoods contain numerous
historic structures and two historic districts. Completely within the CRA, the Commercial Historic
District was listed on the National Register in 1976 and contains 26 contributing structures. Sharing
5 blocks on its northwest corner with the CRA, the Old Sanford Residential Historic District was
listed on the National Register in 1989 and contains 14 contributing structures located within the
CRA. Of particular note being listed on the National Register within the CRA is the Ritz Theater,
which currently houses the Wayne Densch Performing Arts Center. The two historic districts, in

context of the LMWDS-CRA, are shown on Map 9 on the following page.

In addition to historic preservation, the City of Sanford also hosts a series of tours to celebrate its
history and heritage. The Pathways to History tours emphasize the cityis development, technology,
architecture, African American History, and military and veteran history. The tours offered within
the CRA cover the Downtown Commercial Historic District, the Old Sanford Residential Historic
District, the Waterfront Development, the Georgetown neighborhood and Sanford Avenue, and the

areais historic parks.
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Map 9: Historic Resources
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Chapter 4: Economic Conditions Assessment

Market Analysis

I.  Housing Stock

The LMWDS-CRA contains 514 parcels encompassing approximately 377 acres. The total
population of the CRA is approximately 1,870 persons, comprised of 938 households and
1,371 housing units*. 122 of the 938 (~13%) households are owner occupied with 816 of

the 938 households (~87%) are renter-occupied. The median age (year built) of structures in

the LMWDS-CRA underscores the lack of recent residential development that has occurred

in the CRA during the last 15-20 years. Table 5 shows the years the residential structures

were built within the CRA.

Table 5: Age of Housing Stock in CRA

Housing Units By Year Structure 2008-2012
Built ACS Percent

Built 2010 or Later 0 0.0%
Built 2000-2009 203 14.8%
Built 1990 to 1999 205 15.0%
Built 1980 to 1989 327 23.9%
Built 1970 to 1979 160 11.7%
Built 1960 to 1969 113 8.2%
Built 1950 to 1959 107 7.8%
Built 1940 to 1949 7 0.5%
Built 1939 or earlier 249 18.2%
Total 1,371 100%
Median Year Structure Built 1982

Source: American Community Survey 2008-2012 Estimate, US Census, ESRI BAO, 2015.

“American Community Survey 2008-2012 Estimate, US Census, ESRI BAO, 2015.
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I1.  Occupied Units by Year Householder Moved Into Unit

Reviewing the year that residents moved into particular housing units can identify periods of
population growth within the LMWDS-CRA. Since 1969, the period that saw the largest
number of residents move into owner-occupied residential units the CRA was the period of
2000-2009 when 66 owner occupied housing units became occupied®. This influx of owner-
occupied units in the LMWDS-CRA represents 54% of the owner-occupied units in the
CRA. The same period 2000-2009 also saw the largest influx of residents into renter-
occupied structures within the CRA with 566 units becoming renter occupied. This 2000-
2009 period is contemporaneous with the completion of many of the streetscape and public
realm improvements within the CRA and reinforces the relationship between public
infrastructure investments within the CRA and increased residential and private sector
economic activity within the CRA. Table 6 shows the years the residential units became
occupied within the CRA.

Table 6: Occupied Units by Year Householder Moved Into Unit

Housing Units By Year Occupied 2008-2012
by Householder ACS Percent

Owner Occupied

Moved in 2010 or Later 7 0.7%
Moved in 2000-2009 66 7.0%
Moved in 1990 to 1999 22 2.3%
Moved in 1980 to 1989 18 1.9%
Moved in 1970 to 1979 1 0.1%
Moved in 1969 or earlier 8 0.9%
Renter Occupied

Moved in 2010 or Later 166 17.1%
Moved in 2000-2009 566 60.3%
Moved in 1990 to 1999 86 9.2%
Moved in 1980 to 1989 3 0.3%
Moved in 1970 to 1979 0 0.0%
Moved in 1969 or earlier 0 0.0%

5 American Community Survey 2008-2012 Estimate, US Census, ESRI BAO, 2015.
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Housing Units By Year Occupied 2008-2012

by Householder ACS Percent
Median Year Householder Moved Into Unit 2005
Source: American Community Survey 2008-2012 Estimate, US Census, ESRI BAO, 2015.

I1l. Median Home Values and Contract Rent

The median home value for owner-occupied houses within the LMWDS-CRA is
$110,417.00. This amount is lower than the median home value citywide in City of Sanford
of $112,000.00 and lower than the median home value in Seminole County of $219,000°.

The median contract rent for renter occupied units within the LMWDS-CRA is $601.00 per
month. This amount is lower than the median contract rent citywide in City of Sanford of
$1,034.00 and lower than the median contract rent in Seminole County of $782.00 per

month’.

IV. Household Incomes

The median household income within the LMWDS-CRA is $19, 177.00 This amount is
lower than the median household income citywide in City of Sanford of $43,470.00 and
lower than the median household income in Seminole County of $58,175.008,

V.  Lifestyle Tapestry Segments in the CRA

Tapestry segmentation provides an accurate, detailed description of America's
neighborhoodsMU.S. residential areas are divided into 67 distinctive segments based on
their socioeconomic and demographic composition. The LMWDS-CRA was evaluated to
identify the composition of its tapestry segments. The top-5 Tapestry Segments for the
CRA are shown in Table 7. The tapestry segments within the CRA present a population
comprised of young single-parent families, older retirees, young families and start-up

households and an international blend of younger families and renters. The recurring theme

6 American Community Survey 2008-2012 Estimate, US Census, ESRI BAO, 2015. City-Data, 2015 and Sperlingis Best
Places, 2015.

7 American Community Survey 2008-2012 Estimate, US Census, ESRI BAO, 2015. City-Data, 2015 and Sperlingis Best
Places, 2015, based on 2-bedroom unit.

8 American Community Survey 2008-2012 Estimate, US Census, ESRI BAO, 2015.
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in this tapestry segment analysis is that of a preponderance of renters versus home owners

and a middle to lower household income level.
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Table 7: LMWDS-CRA Tapestry Segments

Tapestry Segment-2014 Cumulative
Households Percent Percent
City Commons 31.5% 31.5%
Social Security Set 28.1% 59.6%
Old and New Comers 26.2% 85.8%
Metro Fusion 10.8% 96.6%
Modest Income Homes 3.3% 99.9%

Source: ESRI BAO, 2015.

VI.  Tapestry Segment Detail®
City Commons

This segment is one of Tapestryis youngest and largest markets, primarily comprised of
single-parent and single-person households living within cities. While more than a third have
a college degree or spent some time in college, nearly a third have not finished high school,
which has a profound effect on their economic circumstance. However, that has not

dampened their aspiration to strive for the best for themselves and their children.
Social Security Set

Social Security Set is an older market located in metropolitan cities across the country. Over
one-third of householders here are aged 65 or older and dependent on low, fixed incomes,
primarily Social Security. In the aftermath of the Great Recession, early retirement is now a
dream for many approaching the retirement age; wages and salary income in this market are
still earned. Residents may live alone in lower-rent, high-rise buildings, located in or close to
business districts that attract heavy daytime traffic. But they enjoy the hustle and bustle of
life in the heart of the city, with the added benefit of access to hospitals, community centers,

and public transportation.

9 ESRI BAO Tapestry Segmentation data, 2015.
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Old and Newcomers

This market features singlesi lifestyles, on a budget. The focus is more on convenience than
consumerism, economy over acquisition. Old and Newcomers is composed of
neighborhoods in transition, populated by renters who are just beginning their careers or
retiring. Some are still in college; some are taking adult education classes. They support
environmental causes and Starbucks. Age is not always obvious from their economic
choices.

Metro Fusion

Metro Fusion is a young, diverse market. Many residents have moved into their homes
recently. Over three quarters of households are occupied by renters. Many households have
young children; a quarter are single-parent families. Metro Fusion is a hard-working market
with residents that are dedicated to climbing the ladders of their professional and social lives.
This is particularly difficult for the single parents due to median incomes that are 35% lower
than the US level.

Modest Income Homes

Families in this urban segment may be nontraditional; however, their religious faith and
family values guide their modest lifestyles. Many residents are primary caregivers to their
elderly family members. Jobs are not always easy to come by, but wages and salary income
are still the main sources of income for most households. Reliance on Social Security and
public assistance income is necessary to support single-parent and multigenerational families.
High poverty rates in this market make it difficult to make ends meet. Nonetheless, rents are

relatively low, public transportation is available, and Medicaid can assist families in need.
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Chapter 5: Past and Current Planning Initiatives

Past Planning Initiatives

Redevelopment Plan and Finding of Necessity for the Lake Monroe Waterfront and

Downtown Sanford Community Redevelopment Area

The City of Sanford CRA was initially established by City-Resolution in 1995. The
Redevelopment Plan and Finding of Necessity for the Lake Monroe Waterfront and
Downtown Sanford Community Redevelopment Area was originally drafted in 1995 and last
updated in 2009. The Finding of Necessity describes the following examples of blight within
the CRA: faulty surface water drainage systems, deteriorating bulkhead; deteriorating streets,
irregular brick streets, and broken sidewalks; faulty lot layout and diversity of ownership;
structures needing rehabilitation and renovation; inadequate parking facilities; loss of offices

and retail commercial businesses; and environmental blight caused by midges.

The ultimate goal for the Lake Monroe Waterfront and Downtown Sanford Community
Redevelopment Area is to oenable Sanford and Seminole County to realize the dream of the
Lake Monroe Waterfront and Downtown Sanford becoming an exciting regional activity
center for business, government, and recreation.6 The following goals were devised for this
CRA: aggressively pursue redevelopment and revitalization; establish downtown as a regional
center; create a family-oriented, lakefront activity center; integrate downtown-waterfront in
both function and transportation; and improve neighborhood conditions in both physical
and social quality.

The plan update of 2009 describes progress achieved as a result of this CRA, including
reduction of blight, the success of downtown businesses, and the revitalization of the
downtown and waterfront areas. The update also emphasizes continuing or expanding
projects initially outlined in the original Community Redevelopment Plan and provides a list
of capital improvement projects prioritized for completion by the end of the CRA period in
September of 2015. Some of these projects include streetscape improvements 8 which have
been underway on 1st Street and Sanford Avenue, fagade grant improvement programs and
other property improvement incentive programs, marina improvements, and

midge/mosquito solutions.
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I1.  Downtown Sanford/Lake Monroe Waterfront Redevelopment Plan

The intention of this plan/marketing piece was to combine economic development
strategies with physical planning opportunities in the Downtown and Lake Monroe
waterfront areas in order to transform Sanford into a major anchor in the region. The plan
was completed in 2000 and highlights the cityis prominence as a hub for transportation and
government offices, public and recreational amenities, and high-quality residences. On the
other hand, the plan also emphasizes the waterfrontis underutilized properties and
inadequate access, lagging development relative to Seminole County, and declining market
and demographics needed to support businesses in the cityis core.

The planis redevelopment strategies focus on marketing opportunity sites for mixed-uses,
targeting specific investors, engaging in public-private partnerships, and leveraging the cityis
historic and administrative assets. More specifically, the plan calls for several streetscape
improvements to trigger private investment and link the historic downtown to the
waterfront, incorporating public parking facilities in strategic locations, and developing
signage and gateway programs. Lastly, urban design concepts and land uses are proposed for
the waterfront, the marina, the stretch along East 1* Street, Magnolia Square, and Fort
Mellon Park.

I11. A Plan for Downtown Sanford

Completed in 2002, the purpose of this plan was to develop a unified vision to guide the
redevelopment of Downtown Sanford into a premier destination in Central Florida. Many of
the recommendations from this plan have influenced the projects within the Downtown
Waterfront CRA. Stakeholder interviews, surveys, and design workshops led to 6 main
strategies focusing on connections, public access, main streets, residential and mixed-use

infill, gateways and districts, and downtown parks and lake access.

The strategies for connections emphasize shaded amenities, bike lanes, sidewalks, and
pedestrian-friendly streets connecting neighborhoods to downtown and the waterfront. To
reinforce the waterfrontis presence, the plan recommends increasing public access to the
waterfront by providing parkway streets, creating activity nodes along the water, and
reestablishing the marina as a civic space. The concepts of main streets, residential or mixed-

use infill, and gateways and districts are advanced through incentives for historic
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rehabilitation, urban design elements, and conformance of projects to the character of the
district and the cityis vision and development codes. In addition, the planis strategies also
reinforce connections and presence to Downtown parks while emphasizing downtown
redevelopment in and around the marina, the City Hall and Seminole County Courthouse,
the 1* Street commercial area, and the proposed Sanford Conference Center and Hotel.
Detailed illustrations, master plans, and proposals guide the planis strategies to specific areas

and streets in Downtown, Memorial Park, Fort Mellon Park, and the Riverwalk.

IV.  Cultural Corridor

2006 marked the designation of Sanford Avenue, between 1st Street and 6th Street, as a
cultural corridor by the City Commission and CRA. The designation sought to implement
redevelopment initiatives along one of the Downtownis primary corridors through a
creative, workable, and cost- effective concept. Although similar in land use and character,
the Sanford Avenue streetscape of the six-block area was designed to have its own identity
than Sanford's other primary commercial corridor, 1st Street. Sanford Avenueis unique
design features include the City's first public art in addition to heritage markers and
interpretative signage explaining the historical significance of the area. At a cost of $2.4
million, the Sanford Avenue streetscape was constructed beginning September 2013 and

completed in the summer of 2014.

V.  Sanford Comprehensive Plan

The Sanford Comprehensive Plan, adopted in 2010, is organized into ten plan elements that
address the cityis land development and growth. The Future Land Use Element clearly
prioritizes development and redevelopment of economically disadvantaged areas within
Sanford. Policies throughout the plan address the need for increased economic development
efforts. Several policies refer to promoting public and private sector partnerships to further
redevelopment goals, and the Cityis responsibility to provide economic development
incentives including but not limited to ad valorem tax exemptions. Other important policies
in the Future Land Use Element to note include: designating neighborhood and general
commercial nodes throughout the City, encouraging planned and mixed-use developments,
promoting high intensity development in designated districts, establishing aesthetic

cohesiveness in historic downtown and waterfront, improving accessibility to the waterfront,
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VI.

VII.

designating regional activity centers, promoting urban infill redevelopment, and
implementing small area master plans. Furthermore, in addition to three Community
Redevelopment Areas (CRAS), the City also identified the Waterfront and Downtown

District as a targeted activity centers to focus higher intensity development.

Imagine Sanford

Imagine Sanford was a large scale community visioning and strategic planning process for
the City of Sanford. The final vision was substantiated through extensive community
engagement taking place over three public workshops and a continuous online forum from
fall 2012 to summer 2013. Many of the major takeaways from this planning process were
centered on economic development. Some of Sanfordis economic advantages identified
through the visioning process were available industrial land, walkable downtown and historic

district, waterfront, SunRail with adjacent greenfield land, and the Orlando Sanford airport.

One notable consensus to come from the Imagine Sanford visioning is the need to update
the regulatory and policy framework to encourage economic development. Specific actions
for this include refocusing the Cityis development strategy, reforming zoning codes and
developer incentives to increase mixed-use downtown development, and diversify residential

zoning to promote transit oriented development around the SunRail station

Envision Seminole Strategic Plan for Economic Development in Seminole County

In 2011, a Strategic Plan for Economic Development was adopted for all of Seminole
County. The stated intent of this document was to establish a coordinated approach to
economic development in Seminole County and to increase prosperity through growth in
business with high paying, high value jobs. The planning process involved a task force of 26
business leaders in Seminole County to assess the Countyis strengths, weaknesses,
opportunities and threats; and to develop recommendations and a strategy for continuing
economic development. Among the identified strengths are education, transportation
infrastructure, attractive and available land, natural resources and housing diversity; while the
identified weaknesses include weak incentives for business, lack of synergy or

communications, traffic congestion, higher property taxes, and student retention.
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VIII.

This comprehensive document provides overarching recommendations as well as specific
action items, responsible parties, funding sources, and performance measures. The primary
recommendation from the economic development task force was to maintain the task force
as the Economic Development Advisory Council to carry forward the strategic plan
recommendations and to establish an independent Seminole County Economic
Development Organization (EDO). The EDO is to be founded on leadership from
business, local partnerships, leadership from government, focus on redevelopment
(specifically established CRAS), and focus on entrepreneurs. Specific action items the
advisory council and EDO would oversee include establishing a program for business
retention and expansion, a program to attract new businesses and start-ups, a comprehensive

workforce development program and a comprehensive business development program.

The primary conclusion of the Task Force was the identified need to establish a coordinated
approach to economic development in Seminole County that involves guidance from the
business community and which can be implemented by a team of economic development
professionals. Furthermore, this approach should involve establishing a comprehensive
workforce development program, promoting collaboration within the business community

and developing a strong multimodal transportation system.

Since adopting this plan in 2011, the County has worked towards adopting the
recommendations as policies in order to spur and continue economic growth. Sanford is the
largest city in Seminole County and will continue to benefit from this county-wide position

in support of economic development.

MetroPlan Orlando: Regional Northeast Corridor Study (Aloma Spur Area Study)

MetroPlan Orlando conducted a Corridor Study in 2014 to evaluate the existing conditions
in the area along the Aloma Spur from the downtown Sanford SunRail station through
Seminole County into the City of Winter Springs, the City of Oviedo and extending into
Orange County to the UCF Campus. The purpose of the study is to find areas suitable for
multi-modal opportunities that are available along the corridor.

The study addresses the existing conditions along the corridor in six topic areas: socio-

demographic characteristics, economic vitality, land use, mobility, travel demand, and
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environmental constraints. The land use section of the study focused on the opportunities
present in Sanfordis Downtown Business District. The business district offers spectacular
view of Lake Monroe in addition to numerous restaurants, offices, art galleries, historic
museums, multi-use trails and unique architecture. The downtown district also includes the
Gateway at Riverwalk, a mixed-use complex with 250 luxury condominiums and townhouses
and 25,000 square feet of commercial space developed along the shore of Lake Monroe. The
Riverwalk trail is another major draw to residents, visitors and businesses. The multi-use
paved trail is currently 1.2 miles, but when completed will be 5 miles long, connecting the
downtown to the Central Florida Zoological Park and the Coast to Coast Cross-State Trail.
Overall the study lauded Sanfordis Downtown Business District as an example of an up-and-
coming business district where constant improvements go hand-in-hand with historic

preservation and economic development.

Sanford SunRail Station Area Bicycle & Pedestrian Connectivity Study

This study, prepared by FDOT and SunRail, examined opportunities to maximize pedestrian
and bicyclist connectivity and access to the Sanford SunRail Station. The study identified
twelve potential projects (immediate, short term and long term) that would provide increased
pedestrian and bicyclist connectivity to the Sanford SunRail station. The increased
connectivity and ease of access to the Sanford SunRail station from the LMWDS-CRA area
would assist the Cityis community redevelopment activities and increase the economic
viability of the CRA parcels. The LMWDS-CRA should examine opportunities to assist
with the development and implementation of the accessibility and connectivity projects that

would serve the CRA area. The planned and programmed projects identified
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Current Initiatives
I.  Riverfront Design Workshop

LEA administered a planning and conceptual design workshop in August, 2014 with City
staff and key community stakeholders to discuss and address potential development
scenarios for parcels generally located in Sanfordis downtown Riverfront district near East
Seminole Boulevard and North Palmetto Avenue. The product of the workshop activities
was the Waterfront Conceptual Master Plan. The Waterfront Conceptual Master Plan was

presented to the City of Sanford Planning and Zoning Commission on September 18th,

2014 and to the Sanford Downtown Waterfront Community Redevelopment Agency on
October 1st, 2014.

Single Family Detached: 6 Units
Lot size approx: 45'x 110
Detached rear garage with courtyard

-

Attached Townhouse: 21 Units
2 Unit size approx: 3 Story 25'x40'
Parking in adjacent structure

Attached Townhouse/Multi-Family: 29 Units
3 Unit size approx: 3 story 25'x38"

Parking under unit

Access by alley

Mixed Use: 19 Residential Fiats

4 Commercial retad ground floor
Office or residential flat above.
20,100 s.1. Retail

S5 Hotel:
80 - 100 keys - 3 1o 4 Story
Ground floor retail on Sanford Avenue
906851,

Parking Structure: 3 Story
240 Spaces

6 Parking Structure: 3 Story
285 Spaces

The aspirational Waterfront Conceptual Master Plan proposes the development of an urban
waterfront neighborhood that will include a mix of residential products (single-family
detached, multi-family, and townhomes) office, hotel and commercial uses. The conceptual
development program includes up to 75 residential units, over 29,000 sg.ft. of non-
residential uses, parking structures and an 80-90 key boutique hotel. The implementation
and development of the City-owned parcels utilizing the themes presented in the Waterfront
Conceptual Master Plan will address the Cityis four Strategic Priorities: Unify the
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Downtown and the Waterfront; Promote the Cityis Distinct Culture; Update the Cityis

Regulatory Framework; and, Redevelop and Revitalize Disadvantaged Communities.

The City is actively marketing the development opportunities that were the product of the

Riverfront Design Workshop.

Public Input & Community Workshops

Workshop 1: Issue Identification and Prioritization

On March 2", 2015 the City of Sanford facilitated the first of two (2) Community
Workshops to solicit public input for use in the update of the Community Redevelopment
Plan. The purpose of this workshop was to receive public input from residents, business
owners, government agencies, and stakeholders in order to develop a general consensus and
guide the long-term direction of the LMWDS-CRA. Workshop participants were introduced
to the CRAIs history, past and existing conditions, accomplishments, and present a proposed
list of preliminary programs and projects identified during the initial research and planning
phases of the Community Redevelopment Plan update. A hands-on table exercise followed
where participants utilized base maps of the CRA area and engaged in discussions to list
issues and concerns affecting the CRA, propose recommendations, programs and projects
for the CRA. The CRA base maps were marked-up by workshop participants to record the
locations of specific projects and areas of concern. Lastly, the participants prioritized the
identified issues in order to indicate the predominant issues, concerns, and recommendations
the Community Redevelopment Plan should focus on. Table 8 below provides a prioritized
list of the issues, concerns, and recommendations identified by participants during the
workshop. Table 9 below groups and prioritizes the public input received into common

themes reflected throughout the Community Redevelopment Plan.
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Table 8: Issues, Concerns, and Recommendations

Public Input

Number of
Votes

Connection from Sanford Avenue to Marina Island and Waterfront

8

Port and Marina Island rehabilitation

Event center needs to be demolished and/or repurposed

Gateway south of State Route 46 / 1st St

Connect Sunrail to Riverwalk

Community-oriented policing

Additional "Resto" in Downtown

2nd Street & Magnolia: parking garage

Marketing of Waterfront (+ day slips)

Fort Mellon Park: new amphitheater

Willow Tree building expansion: sports bar, waiting area, other

More bicycle racks

Repurpose the former CVS building

Building stabilization grants

Need for more parking

Mixed-use residential, office, and retail

Substandard housing and crime southeast of the CRA

Multi-modal access to the CRA

Expand the CRA south of State Route 46

Rl N w| MMl o|o]| o0

Table 9: Common Themes

Public Input

Number of
Votes

Connections & Wayfinding

22

Renovation & Rehabilitation

17

Business & Marketing

15

Community & Safety

Expansion & Mix of Uses
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Workshop 2: Presentation of Preliminary Community Redevelopment Plan

On March 16™, 2015 the City of Sanford facilitated the second of two (2) Community
Workshops to solicit public input for use in the update of the Community Redevelopment
Plan. The purpose of this workshop was to present the findings and priorities from
Community Workshop 1, present a revised list of proposed projects and programs and to
solicit additional public input from residents, business owners, government agencies, and
stakeholders. Workshop participants reviewed a proposed projects and programs list and
also reviewed a map of the CRA showing the locations of the proposed improvements and
targeted redevelopment opportunity sites. Workshop attendees then participated in a lively

discussion regarding additional redevelopment opportunities and issues.

Items identified and reinforced during the second Community Workshop included:

I Redevelopment activities should be well coordinated with the Cityis Historic
Preservation Board when redevelopment projects are located within or have a
significant impact upon the Cityis historic district.

I Residential development along the waterfront would increase activity and eliminate
idead-zones:.

I Parking needs of courthouse employees must be addressed as the Court House
parking lot is redeveloped.

I Additional parking structures may be needed in other areas of the CRA and not
solely on the City owned parcels shown in the Waterfront Master Plan concept.
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Chapter 6: Strategies and Objectives

The overarching goal of the Lake Monroe Waterfront Downtown Sanford CRA is to increase
private sector investment and economic activity within the CRA thus addressing the documented
conditions and symptoms of blight. The following complementing strategies and objectives
represent the operational directives of the Lake Monroe Waterfront Downtown Sanford CRA
through the 2025 planning period. The following strategies and their associated objectives are

consistent with applicable controlling state Law.

Public Infrastructure and Private Sector Investment

Continued investment and upgrading of deteriorating public infrastructure systems within the CRA
is one of the redevelopment strategies to be utilized for the next ten (10) years. During the past
twenty (20) years the Lake Monroe Waterfront Downtown Sanford CRA has invested over $12M in
public infrastructure within the CRA district. These improvements to the public infrastructure
systems and public realm have improved public safety and health, incrementally addressed
conditions of blight and stimulated increased private sector investment within the downtown area of
the CRA and the adjacent historic district.

The objectives of this strategy are to continue incremental improvements to public safety and health
conditions, to protect and increase the values of existing private sector investment within the CRA

and to encourage continued private sector development and investment within the CRA.

Urban (In-Fill) Neighborhood Creation

The creation of urban neighborhoods within the downtown and waterfront areas of the CRA is one
of the development strategies to be pursued for the next phase of the CRA{s operations. This
strategy directly complements and builds upon the Infrastructure and Investment development

strategy.

The objectives of this strategy include increasing the median housing value within the downtown,
increasing the activity level and vibrancy within the downtown district, utilization of vacant or
underutilized parcels and increasing the localized demand for retail, including grocers, and other

commercial services within the downtown district.

I Littlejohn 8



CHAPTER 6: STRATEGIES AND OBJECTIVES
SANFORD COMMUNITY REDEVELOPMENT PLAN

Catalyst Project(s) Implementation

The implementation of catalyst projects is a redevelopment strategy the Lake Monroe Waterfront
Downtown Sanford CRA has identified as integral to the continued successful redevelopment of the
district. The City of Sanford has aggregated several vacant parcels within the downtown waterfront
district and has developed several potential development scenarios for these parcels. These parcels
and others may be utilized for potential catalyst projects to physically demonstrate the development
opportunities available within the CRA. It is understood by the City and the CRA that catalyst
projects are the initial projects to be developed in a stagnant or failing real estate markets that may
face significant development constraints and financial risks when compared to traditional green field
development. It is also understood that the development of catalyst projects may require the
utilization and leveraging of public infrastructure, resources and creative, non-traditional financing
methods to fully implement the projects. Requisite capital improvement projects to enable the
implementation of the Waterfront Conceptual Master Plan catalyst projects are identified in the
Phase | portion of the Implementation Plan, Table 10.

The objectives for this strategy include the development of catalyst projects within the district.
These projects will demonstrate the economic potential as well as the desired architectural style,
development value and quality of construction for future development within the CRA. Concurrent
objectives of this strategy include increasing the economic activity level and vibrancy within the
downtown district, increasing the median housing value within the downtown, utilization of vacant
or underutilized parcels and incrementally increasing the demand for retail and commercial services

within the downtown district.

Private Sector Investment Programs

Stimulating additional private sector investment through the utilization of specific CRA
programming is a redevelopment strategy to be utilized by the CRA during the next ten (10) years.
The Lake Monroe Waterfront Downtown Sanford CRA has successfully utilized several programs to
stimulate additional private sector investment within the CRA district. These programs have
enabled private sector investors to develop within the CRA district that otherwise would not have
occurred. The continued utilization of these programs, including but not limited to facade

improvement programs, building stabilization programs, rental subsidies and other performance and
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investment based assistance programs has been identified by the CRA as a cost effective

redevelopment strategy.

The objective for this strategy is to enable creative private sector investment within the CRA that

would not have otherwise occurred.

Economic Development Partnerships

The Lake Monroe Waterfront Downtown Sanford CRA was created out of a shared vision between
Seminole County Government and the City of Sanford in 1995. The many successful physical
improvements, public infrastructure and private sector developments could not have been possible
without the aforementioned partnership, partnerships with other public agencies and numerous
private sector partnerships. The continued utilization of public and private economic development
partnerships is a redevelopment strategy that will enable and encourage additional private sector

development within the CRA district.

The objectives for this strategy include leveraging additional public and private sector resources to
cost-effectively enable continuing private sector investment and business retention and business

recruitment activities within the CRA district.

Projects and Programs

The projects and programs to implement the above strategies are organized in seven major
groupings, including CRA Operations and Management, Land Use and Urban Form, Economic
Development Programs and Property Improvement, Cultural and Historic Preservation,
Transportation Improvements, Stormwater, and Utilities. Each of the major project and program
groups address the aforementioned redevelopment strategies and also address the day-to-day
operations and administration of the LMWDS-CRA. Each of these seven major project and
program groups has several tasks and activities associated with it. The implementation plan presents

these major project and program groups and associated tasks and activities in a tabular format.
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Chapter 7: Implementation

The implementation plan provided below includes a ten-year, three phase schedule of potential
projects and programs that may be undertaken by the CRA. The projects and programs are
organized in seven major groupings, including CRA Operations and Management, Land Use and
Urban Form, Economic Development Programs and Property Improvement, Cultural and Historic

Preservation, Transportation Improvements, Stormwater, and Utilities.

Proposed prioritization and scheduling of the projects and programs is shown by line per project.
The first year of a project is shown with a general monetary cost estimate in the column of the
proposed year of commencement of a program, construction project or design phase of an
improvement. The proposed prioritization was determined through direction received from
Seminole County, the City of Sanford, the LMWDS-CRA Board and at public workshops. The
proposed prioritization was also influenced by the intent to continue the implementation of multi-
year projects already underway from the previous (1995 and 2009) community redevelopment plans
and their associated work efforts. The actual project and program implementation undertaken by
the LMWDS-CRA will be based on the proximate and anticipated economic conditions and

opportunities, availability of funds and the direction provided by the CRA Board.

Dollar amounts assigned to each project and/or program are based on 2015 opinions of probable
costs for design and construction costs using current industry standards and historical budgetary
data’. Florida does not require that CRA implementation plans to be financially feasible and
funding sources are not required to be identified by project. The primary source of funding for
projects within the LMWDS-CRA will be the Tax Increment Fund (TIF). However, the estimated
limited TIF for the next 10 year period cannot solely fund each and every project or program in
their entirety. In order to maximize and fully leverage the available TIF, additional funding sources

must be utilized that may include grants, private partnerships, bonds, or state/federal agency funds.

101 ittlejohn, CPH, 2014-2015.

1@ Littlejohn >t




CHAPTER 7: IMPLEMENTATION
SANFORD COMMUNITY REDEVELOPMENT PLAN

Table 10: Implementation Plan
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PHASE 1 PHASE 2
: Proje e 2 ea ear 4 ea ear 6 o ear 8 ear 9 ear 10 ota
015-2016 016-20 017-2018 018-2019 019-2020 020-20 021-20 022-20 023-2024 024-20 pe
CRA Operations and Management Item
CRA Administration and Staffing $115,000 $117,300 $119,646 $122,039 $124,480 $126,969 $129,509 $132,099 $134,741 $137,436 $1,259,218
Memberships and Dues $3,000 $3,060 $3,121 $3,184 $3,247 $3,312 $3,378 $3,446 $3,515 $3,585 $32,849
Subscriptions $250 $255 $260 $265 $271 $276 $282 $287 $293 $299 $2,737
Technical/Planning Studies and Plans $25,000 $25,000 $25,000 $25,000 $25,000 $25,000 $25,000 $25,000 $25,000 $225,000
CRA Management Training $1,500 $1,530 $1,561 $1,592 $1,624 $1,656 $1,689 $1,723 $1,757 $1,793 $16,425
Land Use and Urban Form
Annual review of LDR (Redevelopment Constraint Identification) CRA/Cty Staff | CRA/ City Staff
Amend Future Land Use Element CRA/City Staff | CRA/ City Staff
Amend Zoning Overlays CRA/City Staff | CRA/ City Staff
Continue dialogue with Seminole County Regarding : :
Redevelopment Partnerships CRA/City Staff | CRA/City Staff
Consult/Solicit with Urban Developers CRA/City Staff | CRA/ City Staff
Economic Development Programs and Property Improvement
Facade Grant Program $60,000 $60,000 $60,000 $60,000 $60,000 $60,000 $60,000 $60,000 $60,000 $60,000 $600,000
Rehabilitation Interest Subsidy Program $30,000 $110,000 $30,000 $30,000 $30,000 $30,000 $30,000 $30,000 $30,000 $30,000 $380,000
Building Stabilization Grant Program $30,000 $75,000 $75,900 $76,811 $77,733 $78,665 $79,609 $80,565 $81,531 $82,510 $738,324
Incubator Graduate rent subsidy program $12,000 $24,000 $36,000 $36,432 $36,869 $37,312 $37,759 $38,212 $38,671 $39,135 $336,391
Incubator Support $35,000 $75,000 $75,900 $76,811 $77,733 $78,665 $79,609 $80,565 $81,531 $660,814
Business Development Programs and Economic Development
Partnerships $15,000 $25,000 $25,300 $25,604 $25,911 $26,222 $26,536 $26,855 $27,177 $27,503 $251,108
AmTrak/SunRail/Airport Shuttle $18,000 $18,216 $18,435 $18,656 $18,880 $19,106 $19,336 $19,568 $19,802 $169,998
Initiate identification and cataloging of vacant parcels for : :
development of market