
City Commission Work Session

Agenda
May 24, 2021 @ 3:30 pm
Virtual

welcome
Agendas and all backup material supporting each agenda item are accessible via the city's
website at cityofwinterpark.org/bpm and include virtual meeting instructions.

assistance & appeals
Persons with disabilities needing assistance to participate in any of these proceedings should
contact the City Clerk’s Office (407-599-3277) at least 48 hours in advance of the meeting.

“If a person decides to appeal any decision made by the Board with respect to any matter
considered at this hearing, a record of the proceedings is needed to ensure that a verbatim
record of the proceedings is made, which record includes the testimony and evidence upon
which the appeal is to be based.” (F.S. 286.0105). 

please note
Times are projected and subject to change.
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https://cityofwinterpark.org/bpm
tel:4075993277


  agenda time  

1. Call to Order 

2. Discussion Item(s)

 a. Old Library Property & Building  60 minutes

 b. Post Office Property  60 minutes

3. Adjournment
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https://d2kbkoa27fdvtw.cloudfront.net/winterpark/a78cdea4c1ccd3ed834c62e041f8ae700.pdf
https://d2kbkoa27fdvtw.cloudfront.net/winterpark/5549efb75d68038259dc96d8b1e05c1a0.pdf


City Commission
Work Session agenda item

item type Discussion Item(s) meeting date May 24, 2021

prepared by Peter Moore approved by Michelle Neuner, Randy
Knight

board approval Completed

strategic objective Investment in Public Assets and Infrastructure

subject
Old Library Property & Building

motion / recommendation

background
In 2019 the City Commission at the time authorized the creation of an Old Library Site
Reuse Task Force. The purpose was to evaluate the reuse of the Old Library site located at
450 E. New England Ave. The staff and committee held over ten public meetings,
interviewed ten stakeholder organizations, evaluated ten potential real estate uses, and
received numerous public comments. The summary findings of the task force were that
the city should utilize the site to either permanently or temporarily relocate a majority of
city hall functions. 
The findings were presented to the City Commission in November of 2019 and the
discussion was received with no action taken and a recommendation to review this again
in the future. The minutes from that meeting have been attached for context. 
The final report as well as the presentation delivered to the Commission have been
attached to this item. 
Due to the need for a roof replacement and potential complete replacement of the AC
system at an estimated cost of $300k, it is expensive to hold this building with no clear
intended consensus on use. Even if no consensus on future use can be reached, a
determination on whether or not the building is worth keeping, would be helpful in
determining how best to invest in the asset to maintain it until a future use can be
determined. 

alternatives / other considerations

fiscal impact
There are diverse financial impacts dependent upon any path that is chosen. However it
is estimated that it will cost around $300k to keep the chiller and roof from deteriorating
in the near-term. 
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ATTACHMENTS:
Commission Minutes 11-11-19.rs.pdf
 
ATTACHMENTS:
OLTF Commission Presentation - 11-11-19.pptx
 
ATTACHMENTS:
Old Library Site Reuse Task Force - Final Report.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/928777/1111.19.rs.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/928761/OLTF_Commission_Presentation_-_11-11-19.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/928764/Old_Library_Site_Reuse_Task_Force_-_Final_Report.pdf


 

City Commission  
Regular Meeting Minutes 

November 11, 2019 at 3:30 p.m. 

City Hall, Commission Chambers  
401 S. Park Avenue | Winter Park, Florida 

 

Present  
Mayor Steve Leary     City Manager Randy Knight  
Commissioner Greg Seidel   City Attorney Kurt Ardaman 
Commissioner Sarah Sprinkel    City Clerk Rene Cranis 
Commissioner Carolyn Cooper     
Commissioner Todd Weaver 

1. Meeting called to order 

Mayor Steve Leary called the meeting of the Winter Park City Commission to order at 3:30 p.m.   

2. Invocation and Pledge of Allegiance 

Pastor Ed Garvin, Calvary Assembly of God, provided the invocation, followed by the Pledge of Allegiance.    

3. Approval of Agenda 

Motion made by Commissioner Sprinkel to approve the agenda; seconded by Commissioner Cooper and carried 
unanimously with a 5-0 vote.  

4. Mayor’s Report 

Mayor Leary thanked veterans for their service and to city staff for coordinating the Veteran’s Day celebration. 

5. City Manager’s Report 

Orange Avenue Overlay District 

Mr. Knight reviewed the request from Planning and Community Development Director Bronce Stephenson to 
schedule at least two Commission work sessions on the Orange Avenue Overlay District. 

Commissioner Cooper stated she would like to have public information sessions prior to the work sessions as it is 
a large scale comprehensive plan amendment affecting use of properties. 

In response to comments by Commissioner Seidel, Mr. Stephenson advised there has been public involvement for 
the past year and they continue to have public involvement. He advised that the draft overlay and other 
information is on the city’s website. He suggested the first work session be held on December 9th prior to 
Commission meeting and a second work session in January.  Commissioner Seidel suggested holding both work 
sessions after 5:00 p.m. to allow for public participation. 

Mayor Leary spoke in favor of moving to the next steps as public input will be received during future meetings.   

Commissioner Sprinkel commended staff on the videos on the website and suggested promoting these videos. 

Commissioner Weaver expressed his appreciation for the work completed and suggested the work sessions be 
held following the Commission’s regular meeting  

After discussion, Mayor Leary asked that Mr. Stephenson work with the City Manager on coordinating dates. 

DocuSign Envelope ID: 8E4D911E-517E-4E4E-8E19-C462E3753241
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Regular Meeting of the City Commission 
November 11, 2019 
Page 2 
 
 Worksession on proposed Electric Vehicle Ordinance 

Mr. Knight summarized the discussion at the work session and the consensus to move forward with multi-family 
and commercial aspects of the ordinance with no consensus on the single-family portion. Commissioner Seidel 
provided additional information and stated this would come back later for further discussion. 

 Noise complaints regarding Showalter Field 

Commissioner Seidel asked for information on the noise complaints as a result of the on PA system at Showalter 
Field. Mr. Knight stated that of the 26 events held in the past 180 days, 14 events had full use of PA system and 
12 used a portable PA, and none went beyond 10:00 p.m. Staff is looking at the purchase of a sound system that 
will reduce the noise.  Parks and Recreation Director Jason Seeley advised that a contractor will look at systems 
and provide a solution around the holidays. Mayor Leary asked that this information provided to the neighbors. 

 Post Office 

Commissioner Cooper asked that purchase of the post office be added to City Manager’s Report. 

 Notice of Construction 

Commissioner Weaver commented on complaints about the lack of public notice to residents regarding 
construction at Virginia and Lyman Avenues. Mr. Knight stated the city’s practice is to notify residents but he 
will check into this complaint. 

6. City Attorney’s Report 

Commissioner Cooper asked if staff has been able to verify that the City made a commitment to Chez Vincent 
restaurant regarding extended operating hours. Mr. Knight explained that this was addressed by the Commission 
after a one-year trial period and determined that it was working well but did not approved extended hours.  

Commissioner Weaver stated that he recently learned that Park Avenue restaurants serving alcoholic beverages 
have the ability to stay open until 2:00 a.m.  He expressed his concern about the impact to residential areas if 
hours are extended and suggested changing the areas covered by the ordinance to include only New England 
Avenue between Virginia and Pennsylvania Avenues. He would support bringing the ordinance back to the 
Commission for reconsideration applying the same language that applies to Park Avenue. Mayor Leary and 
Commissioner Sprinkel agreed. 

7. Non-Action Items 

a. Old Library Site Reuse Task Force Report 

Budget and Performance Measurement Manager Peter Moore thanked the members of the Task Force and staff 
for their work.  He gave a presentation on the mission, process, and past studies on the cost, re-use and appraisal 
of the Library property. He stated that public comments support a civic use although other uses were discussed. 
He outlined site and building constraints and options for addressing these constraints. He reviewed the 
recommendations for re-use including City Hall for temporary relocation while renovating existing City Hall or 
moving some functions of City Hall to the Library with complimentary uses of remaining space. 

Commissioner Cooper expressed her support for keeping the building and maximizing the purpose and use for 
community purposes.  Commissioners Weaver and Sprinkel agreed. Commissioner Cooper spoke in favor of the 
continued preservation of city hall in its current location as it is a contributing property to the Downtown National 
Historic District and opposed the report's suggestion that City Hall wings could be torn down.   

Commissioner Weaver agreed with Commissioner Cooper although he feels the west wing of city hall has less 
historical value compared to the main section of City Hall. He acknowledged that using the library as temporary 
space for City staff could allow for expanding parking and/or mixed use along Lyman Avenue. 

Commissioner Sprinkel spoke in favor of maintaining the existing Library building and maintaining some city 
functions at City Hall on Park Avenue. She suggested that discussions continue to work toward planning for future 
space.  Commissioner Seidel agreed and expressed his appreciation for work of task force and public input.  

Mayor Leary thanked city staff and task force members.  He stated that there are other ongoing matters such as 
the purchase of the post office property and planned expansion of Alfond Inn and feels that neighborhood impact 
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Regular Meeting of the City Commission 
November 11, 2019 
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must be considered before making final plans for the library property.  He said he would like for this to move 
forward with continued work by the task force. 

Commissioner Seidel stated that the task force has provided good information but suggested reconvening the 
task force after more information is known about the post office.  Commissioners Sprinkel and Weaver agreed.  

Commissioner Cooper commended the task force on the work they have done but suggested using the resources 
of the city’s continuing services contracts to facilitate the next steps. 

Commissioner Weaver commented on the building condition and asked if funding is available for repairs. Mr. 
Knight stated staff will provide the information. 

Consensus was to provide direction in January after more information is obtained on the post office property and 
library. 

 
b. Financial Report for September 30, 2019 

Finance Director Wes Hamil presented the preliminary financial report for Fiscal Year ending September 30, 2019 
outlining revenues, investment earnings and budgetary savings which contributed to reaching an unassigned fund 
balance of 29%. With the recent sale of the property at 2600 Lee Road in FY 2020, the 30% goal has been reached. 
He reviewed balances in the utility funds and explained the decreased cash balance is partly due to the 
outstanding reimbursement for restoring power after Hurricane Irma and the delayed reimbursement for the 
Fairbanks Avenue project which was received in October.  

Mayor Leary asked for a summary of tennis center operations revenues and expenditures. Mr. Hamil stated that 
the city has only partial year data after resuming city operation mid fiscal year 2019 but staff expects a good 
year in FY 20. 

8. Citizen Comments 

Citizen Comments were heard after Public Hearing Item 11b. 

9. Consent Agenda 
a. Approve the minutes of October 28, 2019 (Removed by Commissioner Cooper) 

b. Cancel the City Commission meeting on December 23, 2019 

c. Budget Amendment FY20 Budget  

d. Approve the following piggyback agreements: 1 minute 

1.  KONE: OMNIA Partners contract #EV2516 – Elevator & Escalator Maintenance & Repair Services; not 
to exceed $75,000 per year (initial contract term shall be valid through 11/30/2024). 

2.  Tyco Integrated Security: Sourcewell contract #031517-TIS – Facility Security Equipment, Systems & 
Services with Related Equipment & Supplies; Not to exceed $75,000 per year (initial contract term 
shall be valid through 6/29/2021). 

3. Danus Utilities: SSNOCWTA contract #2016-002 – Wastewater Pump Station Construction & 
Rehabilitation Continuing Services; not to exceed $400,000.  

Motion made by Commissioner Sprinkel to approve the Consent Agenda excluding Item 9a; seconded by 
Commissioner Cooper and carried unanimously with a 5-0 vote. There were no public comments.  

Commissioner Cooper asked for an amendment to the minutes in the last paragraph on Page 15 to change 
“Sunshine Law” to “public records law” and on the motion Resolution 2224-19, change the first bullet to read 
“Delete the third Whereas paragraph which reads “Whereas, the New York Avenue corridor adjacent to the 
Property is prime for economic redevelopment, and” to clarify what was deleted.” 

Motion made by Commissioner Cooper to approve Consent Agenda Item 9a as amended; seconded by 
Commissioner Weaver and carried unanimously with a 5-0 vote. There were no public comments. 
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10. Action Items requiring Discussion  

a. Harmon v City of Winter Park Proposed Settlement Agreement 

Mr. Knight reviewed the background on the litigation regarding the abandonment of Champions Circle and the 
terms of the settlement agreement including setback variances to the park side.  Staff is recommending approval 
subject to receipt of title insurance. City Attorney Ardaman explained the delays and need for a title policy on 
22-foot wide property that the city will be receiving as part of the settlement agreement. 

Mayor Leary expressed concern about the development of the park and expending city resources to maintain. 
Mr. Knight advised that the park will be low maintenance. 

Motion made by Commissioner Cooper to approve the settlement agreement with the condition of receipt 
of title insurance; seconded by Commissioner Sprinkel. There were no public comments.  Upon a roll call 
vote, Commissioners Seidel, Sprinkel, Cooper and Weaver voted yes. Mayor Leary voted no. Motion carried 
with a 4-1 vote. 

11. Public Hearings 

a. Ordinance - Amending Adopted FY19 Budget - Amending the adopted budget and accompanying five 
year Capital Improvement Plan for Fiscal Year 2018 – 2019 (1) 

Attorney Ardaman read the ordinance by title. 

Motion made by Commissioner Sprinkel to approve the ordinance on first reading; seconded by Commissioner 
Cooper.  There were no public comments made. Upon a roll call vote Mayor Leary and Commissioners Seidel, 
Sprinkel, Cooper and Weaver voted yes.  Motion carried unanimously with a 5-0 vote. 

b. Partial Easement at Fairbanks Avenue and New York Ave 

Ordinance - Authorizing the Partial Assignment of the City Owned easement located at the intersection 
of Fairbanks Avenue and New York Avenue to FDOT (1) 

Attorney Ardaman read the ordinance by title. 

Public Works Director Troy Attaway explained that this transfers easements to FDOT for the construction of the 
traffic signal mast arms at the corner of Fairbanks and New York Avenue.  

Motion made by Commissioner Sprinkel to approve the ordinance on first reading; seconded by Commissioner    
Cooper.  There were no public comments made. Upon a roll call vote Mayor Leary and Commissioners Seidel, 
Sprinkel, Cooper and Weaver voted yes.  Motion carried unanimously with a 5-0 vote. 

8. Citizen Comments  

Dory Larson, Southern Alliance for Clean Energy, provided information on the benefits of electric transportation 
such as emission reduction, lower fuel and maintenance costs, improved public health, and reduced impact of 
international supply, electricity usage, and need for offshore drilling. She stated a policy guide is available to 
aid in increasing use of electric vehicles. 

Cynthia Wood, Interim Executive Director of Winter Park Public Library, thanked city staff and the commission 
for their support. She outlined the Library’s accomplishments including new systems and policies, partnership 
with Rollins College to conduct a needs assessment, and development of a strategic plan including core values 
of learning, access, and inclusion.  

Sabrina Bernat, Winter Park Public Library, provided details on new library services, partnerships and outreach 
programs. 

Becky Gardner Eckbert, President and CEO of Winter Park Chamber of Commerce, stated she attended the World 
Travel Market in London where the Chamber has an outreach program to welcome British guests to Winter Park.  
She invited everyone to attend the Best of Winter Park event on November 13th from 5-8 p.m. 
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Martha Bryant Hall, 331 W. Lyman Avenue, stated that the road construction on Virginia and New England has 
impacted the residents and asked that residents be notified of construction.  She commented on the noise level 
in the area of New England and Virginia and the difficulty she had in connecting with the Police Department’s 
non-emergency number. Mayor Leary said staff will look into her concerns. 

9. Public Hearings - continued 

c. Charter Amendments 

Ordinance - Proposing amendments to the charter of the City of Winter Park Sections 1.01, 1.03, 2.03, 
2.05, 2.06, 2.08, 2.11, 2.17, 3.01, 3.03, 3.04, 4.01, 4.05, 4.07, 5.05, 5.08, 5.10 and 6.04, the preamble, 
changing article and section names and creating gender neutral language; providing for a referendum 
vote by the electors of the City of Winter Park on  the question of approval of the proposed charter 
amendments at the election to be held on March 17, 2020. (1) 

Attorney Ardaman read the ordinance by title only. 

Mr. Knight stated the ballot questions in the ordinance were the result of consensus reached at the last meeting.  
Since that meeting, the Civil Service Board addressed modifications to the Civil Service Code, which is part of 
Ballot Question #11, and requested that more time be taken on this question with intent to place on the 2021 
ballot. Approved by consensus. 

Question #1 – Gender Neutral, Preamble, Title Changes and Sections 1.01 and 1.03  

Shall the Winter Park City Charter be amended to provide for gender neutral language, modify the preamble 
to inspire a diverse and inclusive government, change the titles to Articles I and V and Sections 1.01 and 
4.01 to better reflect the substance of provisions, delete obsolete language, amend Section 1.01 to provide 
for liberal interpretation of powers, and amend Section 2.08 to eliminate references to keeping a journal? 

Motion made by Commissioner Cooper to approve Question #1 as presented; seconded by Commissioner 
Weaver. 

Question #2 – Annual Base Salary of Mayor and City Commissioners 

Shall Section 2.05 of the Winter Park City Charter be amended to provide for a minimum annual base salary 
of $12,600 for City Commissioners and $15,000 for the Mayor effective on October 1, 2020 and to provide 
for annual increases or decreases to base salaries based on the Consumer Price Index? 

Motion made by Commissioner Sprinkel to deny Question #2; seconded by Mayor Leary.  

Motion made by Commissioner Cooper to approve Question #2 as presented; seconded by Commissioner 
Weaver. 

Question #3 - Form of Government  

Shall a new Section 1.03 of the Winter Park City Charter be created to identify the City’s form of government 
as the Commission - Manager form of government, which is consistent with how the City currently operates, 
and renumber the existing Section 1.03 to Section 5.10? 

Attorney Ardaman recommended changing the word “identify to “clarify” and adding “and the existing charter” 
after the word “operates” to clarify that the operation of the government is not changing. 

Motion made by Commissioner Weaver to approve Question #3 as recommended by the City Attorney; 
seconded by Commissioner Cooper.  

Question #4 – Form of Ballot and Elections 

Shall Section 3.03 and Section 3.04 of the Winter Park City Charter be amended to require that the 
conducting of city elections and form of ballots be consistent with state law, to delete the requirements 
for charter amendment ballots and to eliminate the subsection on poll workers to avoid potential conflicts 
with the Orange County Supervisor of Elections’ poll worker operations? 
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Motion made by Commissioner Seidel to approve Question #4 as presented; seconded by Commissioner 
Cooper. 

Question #5 – Citizen Referendum Petitions,  

Shall Section 5.05 of the Winter Park City Charter be amended to change the deadline for citizen referendum 
petitions to reconsider an ordinance from 30 days to 45 days after the commission adopts an ordinance and 
to amend Section 5.08 of the City Charter to change the deadline for conducting a referendum on a citizen 
referendum petition from 60 days to 180 days from the date that the petition was deemed sufficient? 

Motion made by Commissioner Cooper to approve Question #5 amending the deadline for conducting a 
referendum from 180 days to 90 days; seconded by Commissioner Weaver. 

Motion made by Commissioner Sprinkel to approve Question #5 as presented; seconded by Mayor Leary. 

Question #6 – Judge of Qualifications and Forfeiture of Office; Filling Vacancies. 

Shall Section 2.03 of the Winter Park City Charter be amended to clarify that the Commission shall be the 
judge of the grounds of forfeiture of office for its own members and to provide that the Commission has 
authority to adopt procedures concerning judging qualifications for and grounds of forfeiture of office, and 
shall Section 2.07 be amended to give flexibility as to whether to fill Commissioner vacancies within 60 days 
of a general election? 

Commissioner Sprinkel said she feels these should be two separate questions. Commissioner Weaver agreed.  

Motion made by Commissioner Sprinkel to deny Question #6; seconded by Mayor Leary.  

Mr. Knight clarified that the Commission removed the different violations. This clarifies that the Commission is 
judge of qualifications of office and forfeiture of office but does not does not include the list of violations in 
previous versions. Mayor Leary added that procedures would need to be adopted by ordinance. 

Question #7 – Board Appointments   

Shall Section 2.06 of the Winter Park City Charter be amended to clarify the timing of the election of the 
Vice Mayor and to delete the Mayor’s lone board appointment authority and shall a new Section 2.19 of the 
City Charter be created establishing the size of city boards at seven members and providing for the Mayor 
to have three board member appointments and one appointment by each of the four City Commissioners? 

Attorney Ardaman explained that there was a previous discussion to include task forces and ad hoc committees 
in Section 2.19.  He stated that the language now reads “all boards and ad hoc committees” which is broader 
than task forces; however, for clarity he the Commission could include task forces. He added that he feels ad 
hoc committees includes task forces. He stated that Section 2.19(d) of the supporting language does not include 
a time limit for adoption of an ordinance for the transition to a new process; however, the Commission can add 
a deadline for adoption of an ordinance in the supporting language but it will not be included as part of the ballot 
question. He provided alternate language which he feels is clearer.   

Shall Section 2.06 of the Winter Park City Charter be amended to clarify the timing of the election of the 
Vice Mayor and eliminate the Mayor’s sole city board appointment authority and add Section 2.19 to 
establish city boards at seven members with each Commissioner appointing one member and the Mayor 
appointing three members to each city board? 

Commissioner Cooper said she would like these questions separated. She said she feels the supporting language 
in Section 2.19 appears to complicate the issue. She stated that if these amendments are approved in March 
there is no time to adopt ordinance establishing the process for board appointments which occur annually in May.  

Discussion followed on creating two questions and the challenge in adopting an ordinance prior to annual board 
appointments that occur in May.  

Attorney Ardaman advised that if an ordinance is required, then the ordinance must be adopted prior to changing 
the process and suggested setting a deadline for adoption of the ordinance. He stated there are issues that need 
to be addressed prior to making appointments such as which Commissioner will appoint which board member.  
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Assistant City Manager Neuner stated that Chapter 2 of the Code of Ordinances will need to be modified in 
conjunction with any approved charter amendments and staff’s intent is to bring the ordinance with the process 
to the Commission in April to meet the May board appointment deadline.   

Discussion followed on options for delaying 2020 board appointments to allow for adoption of an ordinance for 
Commissioners to consider their appointments. 

Motion made by Commissioner Sprinkel to deny Question #7; seconded by Mayor Leary. (withdrawn later in 
meeting.) 

Question #8 – Quorum, voting and Video 

Shall Section 2.08 and Section 2.11 of the Winter Park City Charter be amended to permit a quorum for 
voting purposes to be established by a majority of the City Commission being present in person or by way 
of video-conferencing and to restrict a Commission member’s use of video-conferencing to not more than 
three times per year and by rules and procedures adopted by the City Commission? 

Motion made by Commissioner Sprinkel to deny Question #8; seconded by Mayor Leary. 

Motion made by Commissioner Weaver to approve Question #8 as presented; seconded by Commissioner 
Cooper. 

Question #9 – Auditor Contract Term and Charter Amendments  

Shall Section 2.17 of the Winter Park City Charter be amended change the contract term for the city’s 
auditor from three years to five years, and shall the charter amendment provisions of Section 1.03 be 
renumbered to Section 5.10 and be amended to change the deadline from 60 days to 180 days to hold a vote 
on a proposed charter amendment after an elector petition is certified as sufficient? 

Motion made by Commissioner Sprinkel to approve Question #9 as presented; seconded by Commissioner 
Seidel. (withdrawn) 

Motion made by Commissioner Cooper; seconded by Commissioner Weaver to create two questions: 

Shall Section 2.17 of the Winter Park City Charter be amended change the contract term for the city’s 
auditor from three years to five years?  

Shall the charter amendment provisions of Section 1.03 be renumbered to Section 5.10 and be amended 
to change the deadline from 60 days to 180 days to hold a vote on a proposed charter amendment after 
an elector petition is certified as sufficient? 

Question #10 – Nonpartisan Elections 

Shall Section 3.01 of the Winter Park City Charter be amended to prohibit candidates for mayor or 
commissioner to campaign as a member of any political party and from accepting campaign contributions 
from any political party, and to establish maximum civil fines for violations and giving the City Commission 
authority to adopt an ordinance to determine violations, provide due process and set fines concerning non-
partisan requirements? 

Attorney Ardaman advised that accepting political party contributions, per se, are not unconstitutional but can 
be problematic.  He recommended deleting the prohibition of accepting campaign contributions from any 
political party. 

Motion made by Commissioner Sprinkel to deny Question #10; seconded by Mayor Leary. 

Motion made by Commissioner Cooper to approve Question #10 as presented; seconded by Commissioner 
Weaver. 

Attorney Ardaman clarified that the City could limit the amount of political party contributions which is more 
defensible that a full prohibition of acceptance of campaign contributions from a political party. Discussion 
followed on prohibitions, enforcement and penalties.  

 

DocuSign Envelope ID: 8E4D911E-517E-4E4E-8E19-C462E3753241

11



Regular Meeting of the City Commission 
November 11, 2019 
Page 8 
 
Question #11 – City Manager Duties and Civil Service Code  

Shall Sections 4.05 and 4.07 of the Winter Park City Charter be amended to provide for the adoption of a 
Civil Service Code by the electors and to establish minimum duties of the Civil Service Board, to amend the 
duties of the City Manager to permit the Civil Service Code to give the City Manager oversight of the Police 
Department and Fire Department, and further to clarify the duties of City Manager?    

Mr. Knight stated that as a result of meetings with the Civil Service Board, this question will be postponed. The 
other change included in this question would require majority vote of the entire commission to confirm 
appointment of department heads and the city clerk.  

Motion made by Mayor Leary to deny Question #11; seconded by Commissioner Sprinkel.  

Commissioner Cooper suggested adding a question that would allow the Commission to determine whether certain 
matters should require a supermajority vote. Commissioner Seidel stated that everything in the proposed 
ordinance has been discussed through this process except supermajority vote and opposed adding an amendment 
was not vetted through the Charter Review Committee with public input. Commissioner Cooper accepted 
Commissioner Seidel’s suggestion that this be considered in a later referendum.  

Review of Supporting Language in Ordinance 

Question #1 – Approved by consensus. 

Question #2 – Commissioner Cooper said she would like to limit the salary increase to no more than the max 
increase provided to general employees approved with the annual budget.  Approved by consensus to add in 
the supporting language. 

Question #3 – Approved by consensus. 

Question #4 – Approved by consensus. 

Question #5 – Approved by consensus. 

Question #6 – Mayor Leary stated that there is a motion to deny and consensus to separate the ballot questions.  

Motion made by Commissioner Weaver to deny Section 2.03 and approve Section 2.07 as a separate question; 
seconded by Commissioner Cooper. 

Question #7 – Mayor Leary said he does not see an issue with current process but would support changes given 
concerns of Commission regarding perception of the board appointment process.  He stated the change will not 
address the perception of Commission interference of city board matters and developing preconceived notions 
on issues that may come before the Commission. He questioned whether there is an opportunity to add language 
in the charter stating communications between members of the Commission and board members will comply with 
the Sunshine Law. 

Commissioner Seidel said he feels it is more a matter of getting a broader representation on boards and is a start 
to correcting perception. Commissioner Weaver agreed with Commissioner Seidel and added that he feels the 
process should be changed to increase future participation of under-represented residents. 

Commissioner Cooper spoke in support of Section 2.06 as written and suggested changing 2.19(a) to state that 
the details on board appointments will be adopted by ordinance and delete Paragraphs (b), (c), and (d) which 
could then be placed in the ordinance.   

Attorney Ardaman stated that the timing of appointments for 2020 could be delayed until after adoption of the 
ordinance establishing the appointment process. Discussion followed on establishing the process for board 
appointment and timing for 2020 board appointments.  

Commissioner Sprinkel questioned whether this is an attempt to fix a problem that does not exist and whether 
the solution would be worse than the current process, which is why she made a motion to deny. She stressed the 
importance of continuity on city boards and expressed her concern that board appointments may be perceived 
as a being a commissioner’s board member.  

Motion made by Commissioner Seidel to approve as presented; seconded by Mayor Leary. 
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Motion made by Commissioner Cooper to split the question on 2.06 from 2.19 and in Section 2.06 strike the 
sentence “He shall annually appoint members of the city boards subject to the approval of the commission”; 
seconded by Commissioner Weaver.  

Motion made by Commissioner Cooper to delete Paragraphs 2.19 (b), (c) and (d) from the supporting language 
and the City Attorney write a one-sentence explanation that the process would be implemented by 
ordinance; seconded by Commissioner Weaver. 

Question #8 – Approved by consensus. 

Question #9 – Approved by consensus. 

Question #10 – Approved by consensus. 

Question #11 – Motion pending to deny. 

A recess was taken from 6:42 – 6:54. 

Mayor Leary opened the hearing for public comment. 

Michael Perelman, 1010 Greentree Drive, commented on Section 4.05, Powers and Duties, stating that 
consistency is needed between Paragraphs (e) and (f).  He spoke in support of all Commission members making 
board appointments but board members should not serve at the pleasure of the appointing Commission member. 
He said he feels board members should be a resident but do not need to be a registered voter. 

Sally Flynn, 1400 Highland Road, spoke in favor increasing the Commission’s salary. She stated that she never 
felt that the Mayor exerted any pressure or that there was lack of transparency but feels there will be more 
diversity on city boards if different commissioners make appointments. 

Beth Hall, 516 Sylvan Drive, supported the proposed pay increase, clarifying the type of government, 90-day time 
frame for holding a referendum, and changing the board appointment process.  She expressed her concern that 
voters may not vote on a question if they do not understand and suggested that the questions and information 
are clear.   

Ruth Heine, 2358 Summerfield Road, expressed her support of a pay increase, the 90-day time frame for holding 
a referendum and splitting Question #9 into two questions. She said she does not feel there has been has been 
undue influence by the Commission but it is a matter changing the process. 

Vote on motions: 

Question #1 - Gender Neutral, Preamble, Title Changes and Sections 1.01 and 1.03  

Upon a roll call vote on the motion to approve Question #1 as presented, Mayor Leary and Commissioners 
Seidel, Sprinkel, Cooper and Weaver voted yes. Motion carried unanimously with a 5-0 vote.  

Question #2 – Annual Base Salary of Mayor and City Commissioners  

Mayor Leary stated no changes were proposed to the ballot question, however the supporting language will be 
revised to reflect that the increase shall not be more than the max increase provided to general employees as 
approved with the annual budget.   

Upon a roll call vote of the motion to deny Question #2, Mayor Leary and Commissioner Sprinkel voted yes. 
Commissioners Seidel, Cooper and Weaver voted no. Motion failed with a 2-3 vote. 

Upon a roll call vote on the motion to approve Question #2 with the amendment to the supporting language 
limiting the salary increase to no more than the maximum annual raise provided to general employees, 
Commissioners Seidel, Cooper and Weaver voted yes. Mayor Leary and Commissioner Sprinkel voted no. 
Motion carried with a 3-2 vote.  

Question #3 – Form of Government –  

Attorney Ardaman read the revised question. 
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Shall a new Section 1.03 of the Winter Park City Charter be created to clarify the City’s form of government 
as the Commission - Manager form of government, which is consistent with how the City currently operates 
and the existing charter, and renumber the existing Section 1.03 to Section 5.10? 

Upon a roll call vote on the motion to approve Question #3 as revised and presented by the City Attorney, 
Mayor Leary and Commissioners Seidel, Sprinkel, Cooper and Weaver voted yes. Motion carried unanimously 
with a 5-0 vote.  

Question #4 – Form of Ballot and Elections 

Upon a roll call vote on the motion to approve Question #4 as presented, Mayor Leary and Commissioners 
Seidel, Sprinkel, Cooper and Weaver voted yes. Motion carried unanimously with a 5-0 vote.  

Question #5 – Citizen Referendum Petitions 

Shall Section 5.05 of the Winter Park City Charter be amended to change the deadline for citizen referendum 
petitions to reconsider an ordinance from 30 days to 45 days after the commission adopts an ordinance and 
to amend Section 5.08 of the City Charter to change the deadline for conducting a referendum on a citizen 
referendum petition from 60 days to 180 days from the date that the petition was deemed sufficient? 

Upon a roll call vote to approve Question #5 amending deadline for conducting a referendum from 180 days 
to 90 days, Commissioners Seidel, Cooper and Weaver voted yes and Mayor Leary and Commissioner Sprinkel 
voted no. Motion carried with a 3-2 vote. 

No vote was taken on the motion to approve as written given the passing of the above motion to approve 
with amendment.  

Question #6 – Judge of Qualifications and Forfeiture of Office; Filling Vacancies. 

Upon a roll call vote to deny Section 2.03 and approve Section 2.07 as a separate question, Mayor Leary and 
Commissioners Sprinkel, Cooper and Weaver voted yes and Commissioner Seidel voted no. Motion carried 
with a 4-1 vote.  

No vote was taken on the motion to deny given the passing of the above motion. 

Mayor Leary pointed at that with this change, the title of Question #6 will change to Filling Vacancies. 

Question #7 – Board Appointments  

Commissioner Sprinkel withdrew her motion to deny, accepted by Mayor Leary as second. 

Upon a roll call vote to delete Paragraphs 2.19 (b), (c) and (d) from the supporting language and add language 
stating that the process would be implemented by ordinance, Commissioners Cooper and Weaver voted yes 
and Mayor Leary and Commissioners Seidel and Sprinkel voted no. Motion failed with a 2-3 vote. 

Upon a roll call vote to separate the question on 2.06 from 2.19, and in Section 2.06 strike the sentence 
“He shall annually appoint members of the city boards subject to the approval of the commission.” 
Commissioner Cooper and Commissioner Weaver voted yes and Mayor Leary, Commissioners Seidel and 
Sprinkel voted no. Motion failed with a 2-3 vote.  

Upon a roll call vote to approve Question #7 as presented, Mayor Leary and Commissioners Seidel, Sprinkel, 
Cooper and Weaver voted yes. Motion carried unanimously with a 5-0 vote. 

Question #8 – Quorum, voting and Video 

Upon a roll call vote to deny Question #8, Mayor Leary and Commissioner Sprinkel voted yes and 
Commissioners Seidel, Cooper and Weaver voted no. Motion failed with a 2-3 vote.  

Upon a roll call vote to approve Question #8 as presented, Commissioners Seidel, Cooper and Weaver voted 
yes and Mayor Leary and Commissioner Sprinkel voted no.  Motion carried with a 3-2 vote.  

Question #9 – Auditor Contract Term and Charter Amendments  

Motion was made and seconded to split into two questions.   
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Shall Section 2.17 of the Winter Park City Charter be amended change the contract term for the city’s 
auditor from three years to five years?   

Upon a roll call vote to approve this question, Mayor Leary, Commissioners Seidel, Sprinkel and Weaver 
voted yes and Commissioner Cooper voted no. Motion carried with a 4-1 vote. 

Shall the charter amendment provisions of Section 1.03 be renumbered to Section 5.10 and be amended to 
change the deadline from 60 days to 180 days to hold a vote on a proposed charter amendment after an 
elector petition is certified as sufficient?  

Upon a roll call vote to approve this question, Mayor Leary, Commissioners Seidel, Sprinkel and Weaver 
voted yes and Commissioner Cooper voted no. Motion carried with a 4-1 vote. 

Question #10 – Nonpartisan Elections 

Upon a roll call vote to deny Question #10, Mayor Leary and Commissioner Sprinkel voted yes and 
Commissioners Seidel, Cooper and Weaver voted no. Motion failed with a 2-3 vote.   

Upon a roll call vote to approve Question #10 as presented, Commissioners Seidel, Cooper and Weaver voted 
yes and Mayor Leary and Commissioner Sprinkel voted no. Motion carried with a 3-2 vote.  

Question #11 – City Manager Duties and Civil Service Code  

Upon a roll call vote to deny Question #11, Mayor Leary and Commissioners Seidel, Sprinkel, Cooper and 
Weaver voted yes. Motion carried unanimously with a 5-0 vote. 

Motion made by Commissioner Seidel to approve the ordinance as amended; seconded by Commissioner 
Weaver. Upon a roll call vote, Mayor Leary and Commissioners Seidel, Cooper and Weaver voted yes and 
Commissioner Sprinkel voted no. Motion carried with a 4-1 vote. 

12. City Commission Reports:   
 Commissioner Seidel  

• Pointed out that the Commission meeting on December 23rd has been cancelled. 
• Said he attended Cows and Chandeliers event which raised over $1M for youth in the Orlando area. 

Commissioner Sprinkel  

• Gave an update on the youth swimming program which should be in place soon and thanked staff for 
their help in developing this program.  

• Spoke on Orlando’s upcoming vote regarding restrictions of motorized scooters. 
• Spoke in favor of a noise ordinance in light of recent complaints. 
• Asked staff to check on the rules regarding monuments place on rights-of-ways and can obstruct 

driver’s view.  

Commissioner Cooper  

• Thanked veterans for their service and commended city staff on the Veterans Day event.  
• Advised that the Orange Avenue Task Force meeting is Wednesday at Mead Gardens clubhouse at 5:30. 
• Announced that the Florida League of Cities Conference starts Wednesday. 

Commissioner Weaver  

• Thanked Kris Stenger and Vanessa Balta Cook for the lakes cleanup on Saturday and their work on the 
electric vehicle ordinance and thanked Starling Chevrolet for bringing the Bolt to test drive. 

Mayor Leary 

• Thanked Reverend Williams for his contributions to the city. 
• Suggested that board member qualifications should be reviewed, including residency requirements as 

there may be others outside the community with the expertise to contribute to a city board. 
• Asked that members of the Commission encourage residents to submit applications. 
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• Expressed his concern regarding maintaining transparency between the Commission and city boards. He 
feels board member should be left to serve their role and purpose with no commission input before a 
board’s recommendations are presented to the Commission for action.  He suggested further discussion 
on the Commission’s interaction with staff and board members.   

The meeting adjourned at 7:41 p.m. 

          

 

              
       

  Mayor Steve Leary  

ATTEST:  

 
 

 

City Clerk Rene Cranis, CMC  
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Old Library Site Reuse Task 
Force
Final Report

1
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Task Force Members
Representing over 125 Years of Residency in Winter Park.

2

Miguel de Arcos
John Caron
David Lamm
Jack Miles
Marjorie Bekaert Thomas
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Mission

3

The Task Force appointed by the City 
Commission of Winter Park was appointed on 
March 11, 2019 for the purposes of evaluating 
the reuse of the library site located at 450 East 
New England Avenue. 
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Process
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Review Past Work
Receive Public Comment
Interview Stakeholders
Review Potential Uses
Make Recommendation
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Past Work

5

- 2014 Douglas Company (Renovate $5.1 million)
- 2015 Library Task Force Report (explored denser 
concepts for site)

- 2009 Plan the Possibilities Excerpts (highlights 
the length of time assets have been discussed)

- 2014 Site Planning Concepts by ACi (showed 
maximization of property density)

- 2019 Site Appraisal ($8.7 million or $3.2 million)

21



Public Comment

6

Since its inception, the 
committee has held ten 
public meetings, 
interviewed numerous 
stakeholder groups, and 
solicited comment both at 
the meetings and through 
the city’s website and 
social media. 
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Additional Stakeholders
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Winter Park Public 
Library
Parks & Rec 
Department
Rollins College
Winter Park Historical 
Association
City Management

Winter Park Playhouse
Edyth Bush Charitable 
Foundation
Development 
Community
The Exchange
Winter Park Day 
Nursery

23



Potential Uses - Types
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Retail
Restaurant/Food Hall
Event Space
Luxury Condos
Office
Greenspace/Park

Municipal Uses
Incubators/Accelerators
Social Services
Non-Profit Arts & 
Culture
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Potential Uses - Site 
Concerns

9

Parking: 68 existing spaces
Traffic: Use type selection determines 
impact
“Unremarkable” Building: Structural 
constraints or trendy? 
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Recommendations
Explore City Hall

10

City Hall is most timely, practical use that 
mitigates most of the site impacts and use 
concerns while preserving flexibility for 
partnership with numerous interesting 
uses. 
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Two Scenarios
Explore City Hall

11

Temporarily relocate city operations to the 
site and renovate the existing site.
Permanently move some portion of city 
operations to the site and reimagine the City 
Hall site. 
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Findings
A broad scope

12

Interesting Gaps
Financial Flexibility
Continued Input
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Commission Feedback
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Executive Summary 
The Task Force appointed by the City Commission of Winter Park was appointed on 
March 11, 2019 for the purposes of evaluating the reuse of the library site located at 
450 East New England Avenue. Since its inception, the committee has held ten public 
meetings, interviewed numerous stakeholder groups, and solicited comment both at 
the meetings and through the city’s website and social media.  

Recommendations 
The Task Force primarily recommends study of the feasibility and options of relocating 
a majority of City Hall to the old library site, either temporarily or permanently. 

• Maintains the ceremonial heart of city function at the current City Hall site, 
while moving a low impact use to the old library site.  

• Allows the property to be retained in keeping with public comment received 
regarding the site. 

• This is a stated municipal need in the Five Year Capital Improvement Plan for 
the City of Winter Park. 

• Provides an efficient and financially responsible way to provide temporary or 
permanent space sufficient for the office needs of City Hall. 

• Offers the flexibility and opportunity to pursue the numerous interesting non-
profit, arts, cultural, business, and educational ventures brought by the 
stakeholders and citizens.  

Findings 
• The city is fortunate to have many services and offerings available provided by 

government, private market, and non-profit partners. While there are no 
crucial holes in service offerings in the city, there may be interesting gaps that 
the city could explore accommodating through its existing assets.  

• The old library site offers numerous opportunities but the question of purpose 
of the site from a financial standpoint should be reviewed. Determining if the 
purpose of the site is to maximize financial return or utilize the site for a 
community purpose, would greatly simplify any ultimate choice of use.  

• While the primary recommendation is studied, continuing efforts to formulate 
consensus through public outreach, are encouraged.  
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Task Force Members 
The City Commission appointed five members to the Old Library Site Reuse Task 
Force. Together they represent over 125 years of residency in the city along with 
their career highlights and accomplishments.  

 

Miguel de Arcos 

Managing Partner at Central Parc Group Commercial Real Estate Development 

Winter Park Resident for 23 years. 

 

John Caron 

Former Chief Marketing Officer for Darden and Past President of Olive Garden 

Winter Park Resident for 17 years.  

 

David Lamm 

CEO Lamm & Company Partners 

Winter Park Resident 30 

 

John “Jack” Miles 

Former Secretary of the Florida Department of Management Services. Member of the 
Executive Advisory Boards of DocuSign Inc and Global Mentor Network.  

Winter Park Resident for 19 years.  

 

Marjorie Bekaert Thomas 

President of Ivanhoe Broadcast News 

Winter Park Resident for 37 years. 

 

Staff Liaisons: 

Kyle Dudgeon, Assistant Division Director Economic Development/CRA 

Jennifer Kissel-Guittard, Budget Analyst 

Peter Moore, Division Director of the Office of Management & Budget 
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Description of Site & Study History 
Site Description Details 
The old library site, located at 460 E. New England Avenue, is 1.75 acres in size with 
an approximate 33,000 SF building on the site. A description of the site and its 
applicable details related to zoning and land use, are located in Appendix A. 

Former studies and findings 
The Task Force reviewed a number of previous studies and efforts related to the site 
in order to build context and a better understanding of former concepts. A brief 
explanation of these documents as well as a link to all documents utilized by the Task 
Force during the study period are located in Appendix B.  

The 2019 Site Appraisal 
The 2019 Appraisal was completed by Meridian Appraisal Group and provided two 
values for the property. The first valuation of the property at $8.7 million, was based 
on selling the property for its highest and best use which according to current zoning 
would be luxury condominiums. Under the R-4 zoning, the size of the property could 
be expanded to over 70,000 SF and with the addition of a parking deck, forty-one 
condos could be built on the site. If the property was sold as-is, then the value would 
be $3.2 million. This appraisal highlighted the difficult of the site to generate 
considerable revenue from a sale unless it was used for more denser applications. 
Currently the R-4 zoning is a grandfathered use at the site, but has been removed 
from the zoning code and will no longer be allowed in the future. The lower valuation 
reflects the market reality of needing to provide substantially more parking and 
renovation for a traditional office user of the existing structure.   

While appraisers are required to deliver an opinion on highest and best use in dollar 
terms, an appraisal should not be viewed as an endorsement for any development 
type but a framework to understand relative value. Put simply, if the property was to 
be used for another use, or a lesser intensity, then the sale value would decline. 
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Public Comment & Stakeholder Review 
Citizen and public comment was solicited at all ten public meetings as well as 
provision for comments advertised through the city’s website and social media. 
Numerous public comments were made in person or through email regarding the 
efforts of the Task Force and those have been summarized in Appendix C. 

The old library site played quite strongly in the memories and nostalgia of many 
people in the city. Often expressions of happy times spent at the library were 
expressed. Overwhelming, most public comment related to maintaining some sort of 
city control over the site. It was unclear as to whether the passion for the site meant 
the building and land, of if just retaining ownership of the land was important. Few 
people spoke to any aesthetic benefit of the structure, but many did speak to keeping 
property for city and community use. Many non-profit or social services related 
functions such as, museum space, theater, seniors programs, youth activities, branch 

library, business incubator, event center, restaurant, additional park greenspace, and 
rooftop venue were all mentioned.  

As part of the Task Force process some stakeholders contacted the Task Force while 
others were asked to attend. Often these groups were suggested because of their 
historic association with the property or because they were experts in fields related 
to areas of potential use.   
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Below are summary highlights of stakeholders that provided information or presented 
at public meetings regarding their interest or opinions related to the site. These 
summary highlights have been approved by the stakeholders and the dates of 
attendance have been added so that an interested reader may access minutes 
associated with the meetings or request public audio recordings.  

Winter Park Public Library (May 22, 2019)  
The Winter Park Public Library (WPPL) represented 
by Interim Director Cynthia Wood and Assistant 
Director Sabrina Bernat, attended the public 
meeting to address Task Force member questions 
regarding any potential needs of the library. The 
WPPL stated that the process of developing the new 
library space at the Canopy will be more than 
sufficient to meet their needs and is being designed 
to accommodate future growth so they do not 
foresee any need for maintaining space at the old 

library site location. The Task Force had received public comment that perhaps a 
branch location could be maintained at the old library site location but the WPPL 
stated that it would create operational difficulties for staffing, create additional costs 
to support both locations, and would still require significant funds to renovate the old 
site to make is usable over the long-term.  

Parks & Recreation Department (June 5, 2019) 
The Parks & Recreation Department of the City of Winter Park was represented by 
Parks & Recreation Director Jason Seeley and Family Services Manager Cathleen 
Daus. The Task Force asked the Parks Department to attend in order to gauge the 
interest in adding to park space as well as better understanding the social programs 
offered to all ages by the Parks Department as there had been public comment 
regarding creating space for senior programs. The Parks Department stated that the 
concurrency requirement for parkland in Winter Park was that 10 acres of greenspace 
should be provided for every 1,000 residents. Currently the city is exceeding that 
goal with a ratio of 13.1 acres per 1,000. They also stated that the ten-to-one goal 
is already considerably higher than the area norm which tends to be half that figure. 
In addition to Dinky Dock Park across the street from the old library site, there are 
two more parks just to the east on Fairbanks/Aloma and then Central Park just a few 
blocks to the west. With the proximity to the main road of Fairbanks, and limited 
parking availability nearby, making it a visited park space would also be difficult. 
They did mention that beautifying the view shed along Fairbanks would be a good 
idea and creating that connectivity along the north side for pedestrian traffic, would 
be advisable. If the goal of adding parkland was of significant interest then they 
suggested that if the site is sold, the proceeds could go to benefit or expand existing 
parks, or purchase additional parkland elsewhere.  

In response to Task Force and public comments about programming provided by the 
City of Winter Park, the Parks Department stated that they had not had any space 
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constraints in their ability to offer programs at the existing Community Center and 
they also provided a summary of the programs they offer. Much like the WPPL, they 
said that trying to split program offerings between the existing Community Center 
and the old library site would incur significant staff costs as well as renovation funding 
to make the split site programming work. Currently the Community Center recovers 
half its annual operating cost of $800,000 and this is considered quite good in the 
industry.   

Rollins College (June 19, 2019) 
Rollins College has often been discussed as a 
logical buyer for the old library site. The 
proximity to their campus and existing portfolio 
of properties make it a convenient location. The 
Task Force invited Ed Kania, Vice President of 
Business and Finance & Treasurer for the college 
to attend and comment on the site. Mr. Kania 
stated that Rollins had no plans to purchase the 
property and that they rarely entered into long-
term leases, generally preferring to buy property outright. He stated that the school 
is currently in the midst of their longer term capital planning which included the new 
dorm and parking garage construction, expansion of the Alfond Inn, as well as their 
plans for the Innovation Triangle, which could potentially include them moving The 
Crummer School and the Cornell Museum to their property holdings at the Lawrence 
Center site. They stated that all their parking needs for this project should be 
accommodated by freed up spaces in the SunTrust parking garage and that they may 
end with surplus spaces that could be considered for municipal use. Mr. Kania also 
said that he could see Rollins partnering with the city in innovative town-and-gown 
projects and programs dealing with the arts, businesses, or incubators, but that he 
did not have any specific suggestion at this time.  

Winter Park Historical Association (July 17, 2019) 
Susan Skolfield, the Executive Director of the Winter Park 
Historical Association came and spoke to the Task Force. 
Currently the Historical Association has about 17,000 visitors 
annually and is provided 1,000 SF at the Farmers’ Market for 
their exhibition area and has office space provided by the 
Morse-Genius Foundation just off of Interlachen Ave. She 
stated that they would prefer to remain in their current 
location as they are concerned that attendance at the 
museum would decline if they were not in close proximity to 
the higher traffic areas of Park Avenue and the Farmers’ 

Market. However, they added that if they had additional space at the old library site, 
then they would consider a permanent exhibit space of about 1,000 SF in addition to 
their space at the Farmers’ Market. If they had to relocate, having 2,500 SF of space 
would be helpful to them so that they could have a permanent display space of 1,000 
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SF, a rotating exhibit space of 1,000 SF, and 500 SF for workspace and a meeting 
room.  

City Management (July 17, 2019) 
City Manager, Randy Knight, attended at the request of the Task Force to address 
any municipal needs that the current site could accommodate. Mr. Knight said that a 
new or renovated City Hall is the only municipal need listed in any long-term plans 
and that the library site could likely accommodate some or all of the current functions 
performed at City Hall. There have been proposals in the past to look at rebuilding a 
denser project on the City Hall site that would allow for refurbished office space but 
also add some retail elements to the block. While this would aid economic activity in 
the area, it would likely be controversial. Staff has looked into potentially relocating 
some functions to the old library site but has not performed in-depth study on this 
option. The square footages of the two properties are similar and most of the 
functions in City Hall could be run out of the old library site while potentially 
preserving the ceremonial features, like the Commission Chambers, on the current 
City Hall site. The city’s Capital Improvement Plan has $12.5 million identified for City 
Hall but with recent voted debt service issued to support the Canopy, the likelihood 
of additional voted debt passing, is low. If the old library site renovation is 
accomplished for about $5 million, the city can raise $2.5 million in debt without a 
referendum and fund additional improvements from reserves.  

Winter Park Playhouse 
Staff held conversations with the Winter Park 
Playhouse and while they liked the site as a prospect 
for a build-to-suit, where they would demo the 
existing building and build a theater as well as partner 
with other non-profits. Unfortunately, their 2-3 year 
timetable for needing new space would not match the 
city’s availability for the site and so they declined to 
pursue the property at this time.  

Edyth Bush Charitable Foundation 
David Odahowski, President and CEO of the Edyth Bush Charitable Foundation, 
attended a number of the Task Force meetings and submitted a letter with his 
thoughts regarding the site. His letter outlines some questions the city would need 
to consider especially as it concerns utilizing the site as a haven for non-profit groups. 
These thoughts included concerns about how would selection of non-profits be 
evaluated, what kinds of non-profits should be pursued, the financial constraints of 
non-profits to pay market rent, and the public relations difficulty of removing non-
profits if lease terms were not met. Overall, he stated that the current property is 
unremarkable and any reuse of this property should take into consideration its 
contribution as a gateway into the downtown. A copy of that letter is attached as part 
of Appendix C. 
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Development Community 
The Task Force did not receive any in-person presentation from the private market 
or development community but did receive some email and telephone inquiries. The 
developers that built the Douglas Grand at New York and Morse, called and said that 
they would potentially be a buyer of the site with the intention to refurbish the 
existing building, turn the first two floors to office, and provide some sort of 
residential concept on the third floor. They did not offer a price but did disclose that 
they thought somewhere within the range of the appraisal was agreeable. City staff 
also received inquiries from a tenant looking to renovate the building to become a 
two story climbing gym. The Task Force declined to recommend moving forward with 
any public solicitation that could gauge private market interest, preferring to review 
municipal and community concepts first, as public comment regarding the property, 
consistently argued against selling the site. Ground leases were also discussed by the 
Task Force, however a lease would need to be for forty years or more to be considered 
comparable to an outright sale.  

The Exchange (August 28, 2019) 
A group represented by John Rivers (owner of 
4Rivers), John Rife (founder of East End 
Marketplace), Wade Miller (architect with ACi), 
and Tracy Liffey (owner of New General) 
presented a concept for a multi-leveled program 
and business model that would include 
community gathering spaces (food, café, retail, 
art and theater), office co-work space and rooftop 
amenities. Their idea grew out of volunteer 
meetings that they coordinated with nine other 

community and business leaders/entrepreneurs across disciplines of private 
business, education, non-profit, technology, design, and architecture. They stated a 
need for an indoor place in Winter Park to gather, work, interact and share ideas. 
Their concept is to adaptively reuse the existing Library building, programming the 
space with market-driven monetary “anchors” such as a restaurant/food hall, café, 
retail, book store, art gallery and office space (City Hall, offices/Co-Work) to support 
art and culture programming such as a community theater and arts space, maker 
space, skill-building incubator space, lending library, history museum and teaching 
garden. Because of the cost of space along Park Avenue is so high, they felt this 
space would provide multi-generational entrepreneurs opportunity to test innovative 
concepts in a supportive market environment. They also suggested utilizing the 
rooftop to collect solar energy, become a teaching garden space, and provide a public 
view of the surrounding landscape. They suggested several parking options, namely 
shared/leased spaces with Rollins/Alfond, existing surface parking, or the addition of 
a 2-story lined parking structure along Fairbanks. They stressed the above uses are 
financially viable markets that are underserved in Winter Park and can ignite new 
community driven destinations in this and other potential redevelopment locations 
throughout Winter Park. The group suggested the Task Force consider this concept 
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and further explore it to determine its viability and develop more specifics of how the 
building can fit and function with this proposed business model. A copy of their 
presentation to the Task Force can be found by following the historical files link 
located in Appendix B.  

Winter Park Day Nursery (September 11, 2019) 
The Winter Park Day Nursery attended and explained their operation and perceived 
interest in the old library site. They provide childcare services to sixty-four children 
out of their existing site to families that either live or work in Winter Park, with the 
majority being at or below 200% of the poverty line. They have been constrained by 
space and often have a waiting list that exceeds their total capacity. At 5,000 SF, 
they are looking to expand to 10,000 SF as well as approximately 2,000 SF for an 
outdoor playground area. They said that their interest in the existing site is flexible 
and that they would be happy to take up space in the existing old library building, or 
partner with other non-profits and demolish the existing building and build-to-suit. 
They indicated that they would be willing to discuss a lease of the land and that they 
did not need to be the owners of the property. They also disclosed that they had 
spoken in past years with the 
Winter Park Playhouse about the 
synergies of partnering together 
at the site, as their services 
normally conclude by the time 
the Playhouse would become 
active at the site, thereby 
reducing parking demand.  
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Examination of Uses 
The Task Force discussed many types of uses that could potentially be located on the 
old library site and debated the feasibility and constraints of these different options. 

Retail 
Retail vacancy rate in Winter Park is one of the lowest in the region at 3.4% and an 
average lease rate of $32.06 per SF. Compared to the Metro area’s rate of 4.5% and 
lease of $17.56, the city commands a premium and this use could do well in the city. 
However, like many of the other uses, parking, noise, and traffic flow could become 
a problem. In addition, there is little adjacency to the major shopping node of Park 
Ave. and retail may struggle to attract foot traffic at this location. Most retail concepts 
are successful because of adjacency to other food uses, and restaurants would 
aggravate the negatives of this site for retail. Like office, parking would have to 
double to accommodate code; however, a careful look at tenancy may mitigate noise 
pollution. If retail use was desired, the city could still retain ownership through a 
long-term ground lease or have the improvements managed and rent the property 
directly.   

Restaurant/Food Hall 
Winter Park is well known for being a restaurant and dining location and a number of 
public comments were received about food related activities at the site. While 
restaurant and food hall concepts certainly fit within the dining niche that largely 
defines Winter Park and could be easily accessed by both Rollins College and the 
Alfond Inn, the location poses some difficulties, such as parking constraints, proximity 
to neighbors, and traffic flow. The parking constraints would need to be addressed, 
as a single restaurant user would not need the entire 3-story building, there would 
be other tenancy needing parking spaces that the existing sixty-eight would not be 
able to accommodate. The building could be removed and a single restaurant built 
on site, that would correct the parking issue, but the impact to neighbors would still 
be a concern and the cost to a potential buyer to purchase the property for a single 
tenant restaurant would be prohibitive.  

Event Space  
Some public input reflected the desire to consider this location as additional event 
space. Overall, event space in the city is limited, and any venue close to the 
downtown would likely do well. However, the property suffers the same constraints 
that parking issues, noise, hours of operation, and traffic flow would bring.  

There were public comments about the concept of utilizing the roof of the existing 
structure to provide a rooftop venue space. This could be coupled with any of the 
other uses and provide potential event and gathering space, with a view. 
Unfortunately, the structural engineers that were part of the roof expansion third 
floor, indicated that the roof was not designed to ever hold any weight and that 
numerous, significant improvements would need to be made all throughout the core 
structure of the building, affecting the trusses, stairwells, elevator shaft, columns, 
and foundation of the building. Beyond the practical considerations of trying to retrofit 

42



 

14 
 

the building, the issues of noise and parking would still remain and need to be 
addressed.  

Luxury Condos 
Luxury Condos or high-end residential housing was listed in the appraisal as the 
highest-and-best-use option to maximize return on a sale of the property. However, 
the scale of any property built to R-4 zoning caused concerns for the Task Force. 
While residential condo use would provide the smallest parking impact and fit within 
the density of the Alfond Inn just to the west it would be difficult to retain any control 
or ownership over the property as residential projects are difficult on a ground-lease 
format.   

Office 
Office 
Class 

Winter Park Metro Orlando Area 
# 

Units 
Vacancy 

% 
Rate per 

SF 
# 

Units 
Vacancy % Rate per SF 

A 8 3.7% $    26.36 228 7.3% $    27.13 
B 159 2.8% $    28.15 3,411 7.3% $    20.37 
C 416 2.7% $    21.53 5,262 4.8% $    18.53 

Total 583 2.8% $    25.83 8,901 6.6% $    21.32 
 

Winter Park has one of the lowest vacancy rates (2.8%) coupled with one of the 
highest lease rates ($25.83 per SF) in the Metro Orlando Area. With a lack of Class 
A office space (1.4% of total) and an aging office inventory, new office in Winter Park 
would be marketable.  Additionally, office offers a lower impact of use based on peak 
demand hours as well as quantity of visitors and impact on traffic. Due to the lower 
peak demand parking requirements, the fact that most office users have left by the 
evening hours, and that traffic flow and noise pollution would be light, office would 
work well at the old library site. Despite the lower parking impact, office still requires 
about four parking spaces per 1,000 SF of building space. With 68 current spaces, 
the number of spaces would have to be doubled to attract most conventional office 
tenants. If office use was desired, the city could still retain ownership through a long-
term ground lease or have the improvements managed and rent the property directly.   

Greenspace/Park 
With the city’s association and focus on parks, it is conceivable that simply 
demolishing the existing building and providing greenspace, is an option. As 
mentioned previously, the city already exceeds its desired greenspace standard and 
there are other park locations nearby. However, turning the site to greenspace is 
probably one of the cheapest ways to retain ownership of a site where no clear 
immediate need has been determined for its use. It would cost approximately 
$70,000 - $120,000 to demo the building and sod the lot. This would be the most 
inactive use of space, so traffic, parking, and noise are not an issue.  
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Municipal Uses 
City Hall is approximately 30,000 SF and is listed in the city’s Capital Improvement 
Plan as a long-term project estimated to cost $12.5 million. The old library site could 
provide either temporary or permanent space of a good portion of City Hall’s space 
needs, while being a low impact user of the site. This would also offer flexibility to 
reimagine the current City Hall site and take advantage of monetizing the better 
asset. Moving portions of City Hall to the old library site would still require addressing 
parking concerns, however the demand for parking needed by City Hall would be 
about eighty – ninety spaces. Noise pollution would be similar to regular office use 
and traffic flow would be light. This would also allow the city to keep both sites under 
ownership and provide a credible use of the scale of the property at the old library 
site.  

Incubators/Accelerators  
These business concepts are often developed in an attempt to create entrepreneurial 
activity, lower barriers to entry into a market, provide educational and business 
assistance, and develop networking opportunities. Many incubators already exist in 
the region, the largest being those provided by UCF and their many satellite locations 
throughout the Orlando Metropolitan Area. Often they are structured as public-private 
partnerships, or sponsored by educational or large private companies. They typically 
require significant subsidy to operate and also require onsite management staffing. 
While an incubator could certainly fit within one of the floor plates of the existing 
library structure, a sponsor would be needed to make this option viable. If Winter 
Park desired to launch its own incubator, inquiries with the larger institutional players 
such as Rollins, Full Sail, Advent Health, or some of the non-profit foundations, would 
need to be made.  

Throughout the region there are a number of existing incubator, accelerator, and co-
work concepts. The following chart outlines the majority of the major sites and their 
locations.  
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Social Services 
For the purposes of classification, social services discuss those types of use that are 
encompassed by youth, adult, and senior programs. This may mean children’s 
programs, senior events and activities, community sporting and recreational areas, 
health and fitness, and community aid. The city already provides a robust number of 
programs for all ages at the Community Center as well as health, fitness, and 
recreational options throughout the numerous playing fields and athletic venues. The 
recently completed Center for Health & Wellbeing also offers a host of fitness and 
wellness options and is just up the road from this site. The Parks Department also 
mentioned that trying to offer additional services at another location would cause 
additional cost and operational difficulties. While social services are of community 
benefit, there would be little opportunity for financial sustainability and if the city 
retained ownership of the property and provided space for services, those would have 
to be actively managed and maintained. In an attempt to look at proximity of services 
and area offerings, the map below shows the immediate adjacency of the municipal, 
religious, cultural, and institutional partners that already offer services in the area.  
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Non-Profit Arts & Culture 
General in category, the impact on the site would vary greatly depending upon the 
type of non-profits locating to the site. The primary difficulty, beyond the issues of 
financial sustainability and management, are the scope and scale of the tenants 
relative to the size of the current building. At 33,000 SF, the old library site is quite 
large and most non-profits would need smaller spaces or just take up portions of 
each floor. This requires active and on-going management as well as careful 
consideration for all the concerns raised by the Edyth Bush Charitable Foundation as 
it pertains to who gets selected, how would subsidy be supported, and what happens 
when a non-profit cannot meet their obligations to a municipal landlord. Perhaps the 
best way to consider the non-profit, arts and culture factor would be to consider them 
as an ancillary component to another use. Depending upon the type, arts and cultural 
organizations could have a varying impact on parking, traffic, and noise at the site. 
Performance based organizations and theaters might struggle with parking and the 
noise impact at night could be a concern. Museum and exhibit based concepts would 
likely generate little traffic, be low noise, and lower parking demand. Winter Park has 
many quality arts and cultural institutions and continued collaboration on this front 
is encouraged but likely to require a champion or core user of space to move this 
option forward.   
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Site Constraints & Concerns 
The Problem with Parking 
Parking remains perhaps the biggest impediment to any re-imagining of the old 
library site. With only sixty-eight spaces currently provided, the existing building with 
33,000 SF of space only has a parking ratio of two spaces per 1,000 SF of space. Any 
redevelopment of the site would require a renovated or new building to meet parking 
code. At a Floor-Area-Ratio (FAR) of 45%, the constraints of parking for a traditional 
office user desiring a four to one ratio would only allow a building of  15,000 – 20,000 
SF with surface parking.  

Previous work done through the 2015 study by the WPPL or rendering concepts by 
local architects, have all looked at the possibility of providing a parking deck or garage 
fronting Fairbanks. This would allow the existing sized structure to potentially be 
within code but may cause issues with FAR rules as parking structures are counted 
towards FAR requirements. There is an exception that parking that is for public use, 
would not count towards FAR requirements, however the parking used to meet code 
requirements of any user, would still be included. In addition to the code issues 
related to structured parking, the presence of a deck would add massing along 
Fairbanks Avenue and limit landscaping and greenspace connectivity along the north 
side of the road.  

In 2018, the City Commission amended the parking code to allow developments to 
use available parking capacity in other lots or areas to count towards requirements 
as long as they are within 750 feet. Unfortunately, there is limited parking availability 
that is not already spoken for with the Alfond Inn next door and Rollins College’s new 
garage to the south of Fairbanks. It is likely that the SunTrust garage, also owned by 
Rollins, could have available spaces for lease once the college’s redevelopment plans 
are completed, however that garage is just outside the parking code radius at 850 
feet.  

If there is any desire to attempt to create more parking at the old library site for any 
potential reuse, there are a couple of options that could be considered: 

a) Construct Structured Parking: This is expensive at $20,000 – 30,000 per 
space, and would add massing to the property while creating potential conflicts 
with code as it relates to maximum FAR. However it would be the most 
effective method of providing convenient required parking space. 

b) Add Surface Parking: The existing site has significant hardscape areas that 
could be reduced to potentially add an additional 14-16 spaces. While this does 
not get near the four to one ratio that is often minimally provided, it would add 
some new space at almost no cost.  

c) Change the Parking Code: The code was expanded last year to allow 750 feet, 
adding 100 feet would allow the site to access additional capacity in the 
SunTrust garage. While this is simple in suggestion, it may be difficult to effect 
as other impacts city-wide would need to be considered. Additionally the 
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distance to the parking would allow reuse to meet code, but it may not end up 
being utilized due to its inconvenient distance.  

d) Partner with Hotel Valet: Perhaps viewed as a mitigating factor, it may be 
possible to explore if the valet offered at the Alfond Inn next door could be 
utilized by any user of the old library site. This would be a convenient 
partnership but it would have to be considered whether this could count toward 
any code requirements.  

Traffic & Noise 
After parking concerns, hotly debated issues of traffic and noise pollution, remain a 
concern. With Fairbanks Ave., being a state road controlled by the Florida Department 
of Transportation (FDOT), the local ability to make any structural changes, is limited. 
Adjacent to the site, sits residential single-family homes for which traffic impacts and 
noise pollution are a real concern. Unfortunately, there is little that can be done to 
mitigate noise and traffic issues other than carefully considering which types of uses 
would bring the least amount of impact to the area. Uses such as Retail, 
Event/Performance, and Restaurants would likely create peak parking and traffic 
concerns, and the hours of operation could have unwelcome noise impacts during the 
evenings on the nearby residents. Uses such as Office, Residential, and Municipal, 
would have lower impacts and would likely cause less interference.  

It should be noted that currently, about 700 people a day do visit the old library site, 
even with its limited parking. In addition, a major hotel sits across the street and 
actively runs a valet and many special events. This is an area of town that is used to 
a certain level of activity and any considered use should be evaluated on being better 
or worse than the current situation.  

“Unremarkable” The Existing Building 
The existing 33,000 SF building has been called unremarkable in its architecture. Not 
ugly, but not anyone’s favorite either. Built in 1978, it has some different design 
features that make the existing 33,000 SF less efficient. Wall angles that are more 
or less than 90 degrees, create odd interior spaces, and the pass-through circle which 
used to house the tree growing in the middle of the building, causes noise impacts 
between the floors and uses up floor space. The exterior may also need to be updated 
and additional windows would add more natural light. It is unclear from public 
comment received if the passions regarding keeping the property pertain to the 
building itself or just to the city retaining ownership of the land. If the building is to 
be kept and reused, the constraints of the building design may limit function and also 
the value of the leasable space.  

Contrary to the concerns mentioned, there are niche markets and uses that like to 
take authentic structures and repurpose them. Farmers’ Markets and Food Halls are 
notably for doing this and there may be users of this site that would find it appealing.  
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Task Force Recommendation 
The Task Force primarily recommends study of the feasibility and options of relocating 
all or a portion of City Hall to the old library site, either temporarily or permanently. 
Of all the needs presented, the renovation or rebuild of City Hall was the only reuse 
that provided financial sustainability, sufficient occupancy to utilize the existing site, 
mitigated many of the constraints at the site, still preserves opportunity for viable 
partnerships, and was an existing stated need.  

• Stated Need & Financial Considerations: A rebuilt or renovated City Hall is 
listed in the 5-Year Adopted Capital Plan and estimated at a total of $12.5 
million. Reviews by Lamm & Co as well as historic studies have estimated that 
$4.5 - $5.5 million may be sufficient to renovate the existing old library site 
for generic office use. These were not formal estimates but provide general 
guidelines for the scope of any rehabilitation and factors such as associated 
landscaping, parking, technology, and exterior façade changes, would all add 
to this amount.  
 
At about $5 million, providing office space at the old library site would cut in 
half the planned capital cost of providing for City Hall’s future accommodation. 
With the recent passage of additional voter debt service to fund the Canopy 
project, it is unlikely that any new voter debt would be feasible in the near 
future, and funding $12.5 million in improvements would deplete reserves.  
 

• The Right Fit: Many suggestions brought forward by the community and 
various stakeholders required only smaller portions or pieces of the site to 
accommodate their stated interests. At 33,000 SF, the old library site is a large 
facility to program for any use that does not involve turning the property over 
to the private market either through sale or lease. City Hall’s comparable size, 
and some preliminary space needs study work, shows that much of the city’s 
functions (excluding the chamber) could be accommodated at the site with 
approximately 4,000 to 5,000 of SF of unassigned space left over. This space 
needs fit should not be considered a final plan but rather an attempt to see if 
the majority of the office functions of City Hall can be accommodated at the 
old library site. If the recommendation of this Task Force is taken to move 
forward with further investigation, the specific details of the feasibility of the 
relocation of offices and functions can be further explored. The space needs fit 
study is attached as Appendix D.  
 

• Mitigates Site Constraints: City Hall, as an office user, would be a low impact 
use and improving upon traffic, noise, and parking at the old library site. Given 
that the library current receives about 700 visitors daily, relocating City Hall 
would actually be a reduction in overall traffic impact to the area. With 
approximately sixty-five to seventy-five employees on site at any one time, 
the limited parking capacity would be tight but could accommodate function. 
Some examination of the current hardscape at the old library site could also 
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yield about fourteen to sixteen additional parking spaces bringing the total 
available to about eighty-four. This would provide enough space for employees 
as well as visitors. The issue of noise and proximity to neighbors is also 
improved as City Hall functions predominately between the weekday working 
hours of 8 AM to 5 PM.  
 

• Retains the Property: Utilizing the old library site for City Hall allows the 
property to be retained for municipal use and fits within comments received 
by the public. Through public comment and email, a predominate theme was 
that the site should not be sold but retained for some public/community use. 
While many comments could be considered expressions of fear of change, a 
number of interesting proposals and uses were submitted for consideration, 
and examining these options seems important to the community.  
 

• Honors History: City Hall site is a contributing building on the national register 
of historic places. Keeping a portion of City Hall, either architecturally, 
ceremonially, or functionally at the current City Hall site honors the history of 
City Hall at its current location while moving the back of house functions of 
running the city, to the old library site. Careful consideration of how this is 
actually handled, as complete space needs studies and managerial discussions 
regarding how to optimize city functions when portions of City Hall are split to 
multiple locations, may effect what portions can move and which should stay.  
 

• Preserves Flexibility: Whether City Hall moves temporarily or permanently to 
the old library site, exploration of this option preserves the ability to be flexible 
in continuing to pursue partnerships and shared use concepts brought forward 
by the community. Not only is there potential for shared use with City Hall at 
the old library site, dependent upon the space needs required, but it also allows 
the City Hall site to be considered as part of the solution when it comes to 
considering the best use of city assets and community good. Having two sites 
to consider allows uses to be placed where they are most feasible and 
beneficial to the city and its stakeholders.  

The Task Force proposes looking at two potential scenarios: 

• Temporarily relocate City Hall functions to the old library site while the existing 
City Hall is renovated. The availability of swing space allows municipal 
functions to continue with limited disruption while maximizing the efficiency of 
renovating the existing site without having to work around employees in an 
occupied building. Minimal investment could be made into the old library 
building to make it functional while City Hall is renovated.  

• Permanently locate most of the functions of City Hall to the old library site 
while retaining the ceremonial heart of the city at its traditional location. At 
similar sizes, the old library building could likely accommodate the office needs 
of City Hall, while the entry features, some offices, and Commission Chambers 
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could be retained at the current City Hall site. It is also conceivable that a floor 
or half a floor would still be available in the old library building to accommodate 
community partner uses that would mix well with City Hall functions, such as 
a museum, bookstore, incubator, or art display space. This locates a low 
impact tenant to the old library building, mitigating concerns about parking 
and noise, retains both sites under city ownership, and provides flexibility to 
continue to explore partnership and community improvement opportunities at 
the old library and City Hall sites.  

The Task Force proposes the following Next Steps: 

• Perform studies to determine the renovation scenarios and space needs 
options available for the temporary and/or permanent relocation of City Hall. 
This will lay the groundwork for applying solid data to the operational and 
financial considerations of this recommendation. 

• Determine policy guidelines from the City Commission regarding the issues 
that are outlined in Task Force Findings. 

o Interesting Gaps 
o Financial Flexibility 
o Continued Public Dialogue 

Task Force Findings 
Interesting Gaps 
The Task Force found that there was no single gap in the community offerings already 
available in the City of Winter Park that the old library site needs to accommodate. 
Greenspace already exceeds requirement. Numerous non-profits, religious, and 
municipal sources already provide active children, adult and senior programs. The 
city is in excellent financial standing with reserves expected to top $15 million in the 
city’s General Fund or over 26% of annual reoccurring operating expenses, so there 
is no pressure to maximize the profit on the property. Similarly, no compelling need 
was brought forward that any sale of the property could support. Many residents and 
stakeholders brought forward ideas for concepts that may be interesting, but few of 
them were viable on their own without significant subsidy and most only needed 
smaller portions of the existing site to be able to function. Making the suggestions 
become reality would require a model for their viability and a champion to push them 
forward.  

This highlighted for the Task Force, the presence of these many interesting options 
that still need to be explored but were not viable on their own. If City Hall moved to 
a portion of the old library site, perhaps there are other non-profit, educational, or 
institutional partners that could share remaining space. As highlighted by The 
Exchange proposal, there are interesting ways to reimagine both the old library and 
current City Hall site that would facilitate the arts, culture, education, dining, and 
attractive gathering places that were desired by those that made public comment. 
However, absent a large tenant, such as City Hall, the ability to sustain a building as 
large as the 33,000 SF of the old library, is difficult.  
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Financial Flexibility Determines Use 
Policy direction on the purpose of the old library site will greatly facilitate the ability 
to determine the best use and make efficient use of public process. All of the 
discussions regarding arts, culture, non-profit, and educational uses are unlikely if 
financial gain is paramount. This creates a decision tree depending upon the choice 
to maximize profit or maximize purpose. Uses such as selling the property, or putting 
the property out for public bid on a ground lease, would yield the greatest financial 
return. However many of the alternative interesting purposes proposed by 
stakeholders and the community such as arts & culture, social services, and 
incubators, all require a willingness to fund some degree of subsidy. To narrow down 
the issue of need, the issue of financial support needs to be addressed. Does the city 
desire to maximize or at least break-even in any venture involving the site, or is the 
city willing to greatly subsidize uses for the purpose of realizing some community 
benefit? Clearly any proposed use has nuances that influence financial sustainability, 
however the diagram below makes a general classification of where they might fall. 

Continued Public Dialogue 
Many uses brought forward by the community deserve continued exploration. 
Continuing conversations with non-profit partners or business groups like The 
Exchange, could be facilitated concurrent to investigating the feasibility of moving 
City Hall. Whether it is determined that moving City Hall should be temporary or 
permanent, the city will still have public assets available to continue to pursue the 
options brought forward by the community. This could be community workshops once 
preliminary findings are concluded or asking stakeholders to present concepts to the 
Commission.   

52



 

24 
 

Appendix A - Site Description Details 
 

Overview 

The old library site is located at 460 E. New England Avenue in Winter Park, FL. The 
current zoning of the property is R-4 which is a discontinued use in the zoning code 
but is grandfathered on this property. The general information is sourced from the 
Orange County Property Appraiser and City of Winter Park.  

General Information 

Acreage (Sq. Ft.) 1.75 (76,127) 
Building Size (gross) 33,794 
Building Date 1979 
Zoning R-4 
Future Land Use Institutional  
Height 3 stories (existing max is 55 feet) 
Floor Area Ratio 200% 
Existing Parking 68 spaces 
Ownership Type Deed (no restrictions known) 
Traffic Counts ~35,000 ADT (East Fairbanks) 
Assessed Value (2018) $6,078,602 
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Appendix B - Former studies and findings 
The Task Force reviewed a number of documents related to the site and past study 
efforts. These documents included: 

• The 2014 renovation estimate provided by Douglas Company 
• The 2015 Library Task Force Report 
• Excerpts from the 2009 Plan the Possibilities 
• Some site planning concepts provided by ACi in 2014 

These documents as well as all documents that the Task Force had access to are 
electronically available at:  

https://wpclouds.cityofwinterpark.org/index.php/s/Xv47Xc722pxHTuX 

In 2014, The Douglas Company provided an evaluation for the estimated cost of 
renovating the library site. Total renovations were valued at $5.1 million. This 
provided the Task Force an early look at the cost considerations of fully renovating 
the site.  

In 2015, a library task for was commissioned to make recommendations on the need, 
location, costs, and funding strategies for a new or remodeled library facility. Final 
recommendation by the committee was for 50,000 square feet of space and location 
to be moved to the north sector of the Civic Center/Martin Luther King Jr Park site. 
The report also discussed numerous other options such as building a larger building 
on site and adding a parking deck, as well as looking at concepts for how the City 
Hall site ties into the project. Probably the most comprehensive effort related to the 
site, this report also included summaries of numerous social and educational 
programs currently provided in the region. 

Plan the Possibilities was an attempt to masterplan the location and needs of major 
venues such as the Library, Post Office, City Hall, and various city land holdings. 
Pertinence to the current Task Force is limited but provides some context that issues 
regarding the location and use of assets in the city has been under consideration for 
some time.  

ACi performed work around the time of the 2015 Library Task Force and included site 
concepts that showed what a library expansion at the old site could look like. This 
provided the Task Force with context to understand how the current site could be 
maximized if it was deemed necessary.  

  

54

https://wpclouds.cityofwinterpark.org/index.php/s/Xv47Xc722pxHTuX


 

26 
 

Appendix C – Public Comments 
In response to the Board’s desire to actively engage residents, businesses, and 
stakeholders, the process focused on public involvement and feedback. These 
included:      

 

The chart below emphasizes a listing of key words throughout the process. They 
represent the diverse dialogue had between the board and the public on a number of 
issues and ideas. 

 

Full public and digital comments can be found on the following pages. 

  

0

2

4

6

8

PUBLIC COMMENT KEYWORD CHART

Civic Use Arts & Culture non-profits parking

Branch Library Don't sell positive process lease

mixed-use park space Business Incubator Community

event space sell STEM center City Hall

Rollins Branding Budget Chain of Lakes

Comprehensive Plan Cost Coworking Space downtown entrance

ecological friendliness Farmer's Market funding joint venture

neighborhood identity placemaking partnership recreational space

48 
Public comments 

10 
Public meetings 

170 
Website page views 

1491  
Reaches on Facebook 

Media Coverage 
Orlando 

Sentinel/GrowthSpotter 
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# Date Comment 
1 4/24/2019 the city should find a public use for the site and not sell it. 

2 4/24/2019 the site may be used as a branch to the new library, or for event space use. 
3 4/24/2019 not to sell the property 

4 4/24/2019 
the city may find an opportunity to lease the site perhaps for rental or event space 
given its proximity to private lodging. 

5 4/24/2019 

concerns over selling the property, and questioned whether it could be used as a 
revenue generator for the city. She also suggested talking to John Rife about a West-
end Market style development.  

6 4/24/2019 

suggested four options/considerations for the site including: creation of rooftop park, 
sell the Library site to buy the Genius Park, events center on rooftop, pedestrian bridge 
across Fairbanks to the new Rollins parking garage.   

7 4/24/2019 
shared comments on the city’s previous visioning process including its emphasis on arts 
and culture. 

8 4/24/2019 
stated he would like to see the process answer the question of what do we want for 
the city, and how could this site make it better. 

9 4/24/2019 

shared concerns on new construction in the city and ecological friendliness. She also 
suggested whether the site was a good place for a business incubator, whether the 
Library would like to keep it as a branch office, or a restaurant.  

10 4/24/2019 
stated the city should be conscious of neighborhood identity, placemaking, and 
branding when considering the site. 

11 4/24/2019 stated the city is a community with a college but not a college town.  

12 4/24/2019 suggested that the Library may keep the old site as a branch location.  

13 5/8/2019 

stated there were several opportunities at the site including the possibility of an 
incubator space, STEM center, or senior center at this location. He provided written 
notes to the board  

14 5/22/2019 

asked how the old library site could be integrated into overall library programming. He 
questioned how the site could be used, while considering the overall budget, and how 
that could impact the city. 

15 6/5/2019 
stated that because the city is losing park space at MLK Park then the old library site 
should become park space. 

16 6/5/2019 

said that she was concerned about stormwater at the new library site. She also said 
that the comprehensive plan for the city says that if we lose park land, we must 
replace it. She added that a previous task force has commissioned a report by the 
Douglas Company that said the old library building was not usable as a renovated 
building. Staff clarified that the task force had been given that original report and that 
it did not say the building could not be renovated but that it would be expensive, at 
approximately $5 – 6 million.  

17 6/5/2019 

expressed concern about the age of statistics regarding park space in the city as well 
as traffic safety and the view-shed importance of the property as an entrance to the 
city. Staff commented that parks area stats are updated quarterly.  

18 6/19/2019 

stated the property should be kept for city use. He added the potential of coordinating 
with the lifestyle of the chain of lakes within the city including Dinky Dock Park and 
including a rooftop experience at the property. 

19 6/19/2019 
commented that it should be kept for city use. She emphasized a premium on the 
property and should be considered for city or multiple civic-use purposes. 

20 6/19/2019 
said the site should be used for a public space and has the opportunity as a prime site 
to beautify Winter Park 

21 6/19/2019 commented that the property should be kept for city use 
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22 6/19/2019 
felt the city shouldn’t be rushing to sell city property, and it should be kept for city 
use. 

23 6/19/2019 
shared information related to the new library touism grant. She commented on a 
potential of a partnership with Rollins College for joint venture use. 

24 6/19/2019 
provided ideas on multiple uses for the site. They included rental space, co-working 
opportunities, and civic uses. 

25 7/14/2019 

It could be park space. 
It could be mixed use in that part could be green space, part could have an open 
venue structure that could be utilized by the city or rented to groups, residents. 
Rather like the Farmer’s Market (minus the majority of paved area) is utilized for 
events.  

26 7/17/2019 
stated the property should be kept in city hands. She understood the city was strong 
financially so items such as open space or coworking should be considered. 

27 7/17/2019 commented on the Historical Museum and total parking at the Farmer’s Market. 
28 7/17/2019 asked about the Historical Museum and if it could use the stage at the library. 

29 7/17/2019 
stated the Historical Museum has additional items they’d like to show in a permanent 
space, and could be organized decade by decade. 

30 7/17/2019 
said that if there was space at the library for the Historical Museum, she would make 
the trip as part of a circuit through downtown 

31 7/17/2019 asked about the Historical Museum’s cost of additional space and exhibitions. 

32 7/17/2019 
asked about the Historical Museum and if there was any synergy between their 
current archival function and the library’s.  

33 7/24/2019 

1. Sell the property for fair market value so that the sale funds can go towards the 
new library and library programs. 
 
2. Divide the building into office suites and lease them at a discounted rate to not for 
profit groups, charitable organizations, or use for small business start up incubators. 
The lease funds can go toward the new library and library programs.  

34 7/25/2019 

I recently read about a request on Nextdoor app that was calling for ideas for the 
existing Winter Park Library. Are there any any detailed design related parameters, 
such as CAD/PDF drawing files of the existing building/survey, that you could 
distribute to assist in developing and portraying ideas for the existing library? If there 
are any other known or possible pertinent constraints or related contextual 
information regarding adjacent buildings, that would most helpful to know too. 
 
I am a new resident (and proud library card holder) of Winter Park and also currently 
a freelance architectural designer with past institutional/educational/commercial 
design experience in both the Northwest panhandle and in Boston since 2007- 2017. I 
would love to brainstorm some possibilities and share with the city any ideas I come 
up with. It would be great to contribute as a new resident of Winter Park! 

35 7/25/2019 

An outdoor music venue would be great! IF that is not possible because of noise 
ordinance, it should be a musical theatre! Smaller venues for musical performance are 
so much more enjoyable then large arena style venues and it would appeal to all! 
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36 7/26/2019 

why don't we send a couple of well-fashioned suggestions for the reuse of the old 
library site to OldLibrarySite@cityofwinterpark.org 
The committee seems to not have come up with anything, so they are looking for 
feedback thru Next Door & Facebook. 
How about reusing the old site for a branch library or just a remodeled library with 
more parking? Or a children's library (since there are many nursery schools who walk 
to it now) 
They are asking for suggestions again!! 

37 7/28/2019 

1) How about a Science and Technology Center .. displays, interactive projects, and 
classes..  
2) Offer Science Fair Project technical assistance ? 
3) Reach out to the WP community for volunteers with backgrounds in related topics 
to 
participate, contribute, support and teach ?? 

38 7/31/2019 

I read that The City of Winter Park is looking for ideas for the Winter Park Library site 
on GrowthSpotter this morning. I happen to have a tenant requirement in Orlando for 
VITAL Climbing Gym and feel that this site might be a viable option for them if the 
City is willing/interested in leasing to a private entity and the cost that is associated 
with such (building improvements, construction, TI’s, commissions, etc). 

39 8/14/2019 

stated the order of options within the summary report outline should be of importance 
to the board. He suggested that the order establishes priority based on how 
information is received, and the board should take note of that. 

40 8/14/2019 

advocated for activism space including art driven installations at the site, and even 
ideas that could be socially conscience. This may also include a learning space, flex 
space, or research on public initiatives. She acknowledged leadership and funding 
sources as would need to be identified. 

41 8/14/2019 

stated the current library is in disrepair, which was a reason for the library to be 
moved in the first place. He commended on demolishing the old library site and 
selling it in order to renovate the City Hall property. He also mentioned All Saints 
Church as a potential partner for shared parking.  

42 8/28/2019 

stated drawings are needed to articulate the vision for the new library. He agreed City 
Hall should be discussed as part of the discussion for the site. He also expressed 
concerns over traffic flow. 

43 8/28/2019 
advocated for coordination with schools on art advocacy and engagement to be a 
consideration of the site. 

44 8/28/2019 

appreciated the work of the task force, and commented on the importance of dialogue 
for the regeneration of city assets. He also agreed on a balance between business 
viability and community need at the site. 

45 8/28/2019 

addressed her thoughts on the function and process of the board including it 
operating as a healing mechanism from the new library process. She also expressed 
gratitude to the board members and speakers regarding a positive process. 

46 9/11/2019 

thanked staff for their work with the task force and stated that the Exchange proposal 
from the prior meeting may be too adventurous and dramatic and may have elements 
that are too difficult to practically implement, such as the rooftop venue.  
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47 9/11/2019 

said that she used to live in Winter Park and that she would love to see space for 
artists and painters and perhaps studio concepts. As well as the provision of meeting 
space for art groups to come together or to perform and present.   

48 9/11/2019 
 said that childcare facilities are consistent with arts and culture and education 
clusters in the area and that she likes the idea of kids and education.  
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Letter from the Edyth Bush Foundation as described on page 10: 

60



 

32 
 

  

61



 

33 
 

Appendix D – Preliminary Site Fit Study 
 

The following Site Fit Study has been provided to show that the old library site can 
accommodate the majority of City Hall functions (excluding the Commission 
Chambers). While it designates preliminary concepts on office location and layout, 
this is not a final plan and further study would be required to work out the details of 
the site and operational considerations that any relocation would require.  
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City Commission
Work Session agenda item

item type Discussion Item(s) meeting date May 24, 2021

prepared by Randy Knight approved by Michelle Neuner, Randy
Knight

board approval Completed

strategic objective

subject
Post Office Property 

motion / recommendation
Provide direction to staff on next steps.

background

Policy Questions to Guide Negotiations:

1. Resolution: Does this commission support Resolution 2224-19, approved by the
prior Commission in October 2019, calling for acquisition of the USPS property for
expansion of Central Park?  A copy is attached.

2. Location: Is the commission prepared to focus our efforts on all parcels within the
USPS designated area (Wymore to Lakemont) that are large enough to provide a
consolidated facility (approximately 2.5 acres) or are there locations within the
designated area that this commission would consider unacceptable?  For example,
would the commission accept a consolidated site (including carrier and retail) west
of New York, west of Pennsylvania, west of Denning, west of 17/92, in Ravaudage or
the OAO?

3. Facility Configuration: Is this commission prepared to focus our efforts on a
consolidated facility, as requested by the USPS; or would the commission prefer to
seek political partnership to attempt to obtain USPS consideration of a split facility
option before investing additional time on a consolidated option? 

 
While the Letter of Intent (LOI) discussed the opportunity for split facilities and the USPS
agreed to consider split facilities during meetings with Representative Mica in 2014;
during this recent engagement, the USPS has stated numerous times their preference for
a consolidated facility. In fact, they did not accept a viable split facility option presented
by the city in December 2020.
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4. Funding: The $7.5M budgeted will cover the cost of the replacement facility;
however,  it is not enough to also cover the cost of acquiring land, so additional
funding will be needed.  The original estimate in October 2019, considered a range
of probable cost of $4.6–$8.8M.  These estimates assumed buying an identified
industrial parcel for the carrier facility, splitting the facility and building the retail
portion on city owned land.  Since the estimates were prepared, the USPS provided
updated probable cost of construction which has increased from $160sf to between
$250-300sf, the acceptable geographic area has changed, and the price of
replacement land has escalated.  

JLL, our real estate broker, recently reported sales of commercial property within Winter
Park at $2.5-$5M acre.  

Given the current construction and land cost the project cost could reach $12M. 
Understanding that every effort will be made to control costs, is the commission willing to
proceed within this updated projection?

The opportunities for additional funding include additional CRA funds, parks acquisition
funds, reserves, grants, swap of current excess city land, public private partnerships
and/or the issuance of debt. 

Recent History:

1. Acquisition of the post office property located at 300 N. New York Avenue has been
in the city's strategic plan for several years.

2. A Letter of Intent (LOI) between the City and the USPS outlined the USPS willingness
to trade the land and facility on New York Avenue for a one-for-one replacement of
the current facility (including land, buildings, equipment and potential adjustments
for land value). The USPS was not open to selling the property or allowing the City to
procure a right of first refusal.  The LOI terminated 10.28.20 by its own terms.

3. During a virtual meeting on 1.8.21, the USPS Facilities Management VP reiterated
their strong preference for a consolidated facility (retail and carrier functions under
the same roof). While the LOI allowed for split facilities, the city’s proposed split
solution was not accepted by the USPS.  It is important to note that after
termination of the LOI, the USPS left the door open for the city to bring forward, for
their consideration, options for a consolidated facility between Lakemont and
Wymore. 

4. During the 1.8.21 meeting, the USPS Facilities Management VP stressed that if the
USPS decides to sell the property in the future they will be maximizing competition
in an effort to obtain the highest dollar for the property. No preferential treatment
will be given to other government entities, including the City of Winter Park.

5. The prior commission included acquisition of the USPS in the CRA budget and
adopted Resolution 2224-19 supporting the acquisition.  $7.5 million was budgeted
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in the CRA spread over FY21 and FY22.  Additionally, $1M was made available to
support the effort in the Parks Acquisition Fund.

Additional Relevant Information: 

1. USPS replacement facility requirements:
 
USPS must own the replacement facility and land.  Parking must be at ground level.
 
Requires a consolidated building of 23,000sf and 137 parking spaces.  They would prefer a
site that could allow future expansion large enough for 225 parking spaces.
 
When questioned about a split facility, the USPS advised the retail portion would require
5,800sf and 54 parking spaces in proximity to the current location and the carrier portion
would require 17,600 sf and 171 parking spaces within the area defined below.  They
stressed their preference for a consolidated facility.
 

2. Location: The USPS preferred location for a consolidated replacement facility is
within the area bounded by Howell Branch Road on the north, Corrine Drive on the
south, Lakemont Avenue on the east, and Wymore Road on the west.  While no
survey has been performed, some residents and businesses have expressed the
desire to keep the retail component near downtown.

3. Recent and relevant 32789 Sales:
517 W Morse Boulevard

Sold 11/2020 for $5,500,000
9,012 SF - $610/SF
1.23 acres - $4.47MM/acre
Regions Bank to First Citizens Bank
Built

271/301 N Pennsylvania Avenue
Sold 1/2021 for $4,250,000
4,868 SF - $667/SF ($3,250,000 on building)
.4 acres - $2,500,000/acre ($1,000,000 on land)
Z Properties to Douglas Partners
Built 2013

501 S New York Avenue
Sold 12/2020 for $4,890,000
15,810 SF - $311/SF
.65 acres
Built 1982

On Market Sales:
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111 S Knowles Avenue
7,365 SF listed for $4,500,000
Listed for $610/SF
.24 acres
Built 1969
Ability to construct 5 MF units on site

900 North Orlando Avenue
2 acres at corner of Lee Road and 17-92
Listed for $10,000,000
$5,000,000/acre
Entitled for 166,000 SF of mixed use

alternatives / other considerations

fiscal impact
 
ATTACHMENTS:
Resolution - 2224-19.pdf
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