
City of Mount Dora
510 North Baker Street

Mount Dora, Florida 32757
352-735-7113

Fax: 352-735-7191

Building Height Advisory Committee
City Hall Board Room

Thursday, January 6, 2022 - 1:30 PM

AGENDA

I. Call to Order
  

II. Roll Call
  

III. Public Comment
  

IV. Approval of Minutes 
  

   A. Reguest Approval of Meeting Minutes
- November 18, 2021 Building Height Advisory Committee Minutes

   

V. DISCUSSION ITEMS
  

   A. Proposed Charter Amendment Language (working document)
   

   B. TAB 1: History of Building Height and Code Amendment Types
   

   

C. Tabs 2-5: Building Heights Documents for Discussion

 TAB 2 - Thomas Pauls, summary information
 TAB 3 - John Tucker, Florida City Building Heights
 TAB 4 - Kate Ondrasik , Building Heights in Downtown Historic 

Districts
 TAB 5 - Frank Kirwin, Building Heights in Aspen and Key West

   

VI. Announcement of next scheduled meeting
  

   A. Scheduled Meeting Date/Time: Thursday, January 20, 2022 at 6:00 pm
   

VII. Adjournment
  

NOTICE:  For purposes of Section 286.011, Florida Statutes, two or more members of the City Council 
may be present at this meeting, and this meeting may be considered a City Council meeting.

NOTICE:  If any person decides to appeal any decisions made at this meeting with respect to any matter 
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Development Review Committee Meeting 
Page 2 of 2
considered at this meeting, such person may need a record of these proceedings. For such purpose, a person 
may need 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.

NOTICE:   In accordance with the Americans with Disabilities Act of 1990, persons needing a special 
accommodation to participate in this proceeding should contact the Planning and Development Department 
no later than seven (7) days prior to the proceedings. Telephone (352) 735-7112 for assistance, if hearing 
impaired, telephone the Florida Relay Service numbers, (800) 955-8771 (TDD) or (800) 955-8770 (Voice) 
for assistance.
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Building Height Advisory Committee, November 18, 2021

CITY OF MOUNT DORA, FLORIDA             
BUILDING HEIGHT ADVISORY         NOVEMBER 18, 2021
M I N U T E S                  COUNCIL CHAMBERS

Having been duly advertised as required by law, Sherry Sutphen, City Attorney, called the 
Building Height Advisory Committee to order at 1:30 p.m. in the Mount Dora City Hall 
Council Chambers.

Members Present Also Present
Lynn Tipton, Chairperson Vince Sandersfeld, Planning Director
Joseph Lewis, Vice-Chairperson             Sherry G. Sutphen, City Attorney
Nick Girone (arrived at 3:05) Nicole Wisniewski, Deputy City Clerk
James Homich
John Tucker
Thomas Pauls
Andrea Lother
Michael McGuire
Greg Beliveau 
Tom Dring
Frank Kirwin
Kate Ondrasik
Harris Turner

SUNSHINE AND PUBLIC RECORDS LAW 

Sherry Sutphen, City Attorney, gave an overview on Sunshine and Public Records Law. 

Ms. Sutphen stated that the Sunshine Law applies to the committee members and that there is 
only one part of the law which they will be responsible for, which is to not speak with other 
committee members regarding matters that may come before this committee.  

Ms. Sutphen went into detail about how to avoid a possible sunshine violation when posting on 
social media and replying to emails where the entire committee is copied. 

Ms. Sutphen asked the committee where they would like Public Comment to go on future 
agendas.  Ms. Sutphen explained that it is up to the committee if they would like it at the 
beginning or end of the meetings. 

Committee member James Homich asked the audience if anyone had public comment at that 
time, to which there was no response.  

Committee member Greg Beliveau stated that he has been on multiple boards and committees 
and public comment has always been at the beginning of the meeting. 
     
Committee member Thomas Pauls said the benefit of having public comment at the beginning 
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Building Height Advisory Committee, November 18, 2021

was that the members could take the information, digest it and possibly have a response by the 
end of the meeting. 

ELECTION OF CHAIRPERSON 

Ms. Sutphen asked for any nominations for Chairperson.

Committee member John Tucker nominated Committee member Lynn Tipton for Chairperson 
and she accepted the nomination. 

The nomination was approved by a roll call vote (12-0)

Chairperson Tipton then proceed to conduct the meeting. 

ELECTION OF VICE CHAIRPERSON 

Chairperson Tipton asked for nominations for Vice-Chairperson.

Committee member Tucker nominated Committee member Joseph Lewis and he accepted the 
nomination. 
 
Committee member Frank Kirwin nominated Committee member Homich who declined the 
nomination.  

The nomination for Committee member Lewis for Vice-Chairperson was approved by a roll call 
vote (12-0) 

PUBLIC COMMENT 

Laurie Tillett, 101 N Grandview Street, reminded the committee of previous discussions on 
building height when Epic Theater was being proposed.   

DISCUSSION ITEMS 

1. Review of calendar 

Nicole Wisniewski, Deputy City Clerk, provided the committee members the dates of 
future meetings. 

Committee member Harris Turner suggested that one of the meetings should be in the 
evening at 6:00 p.m. so the public can be involved.

COMMITTEE MEMBER KIRWIN MADE A MOTION TO HAVE THE DECEMBER 
16, 2021 MEETING IN THE EVENING AT 6PM; COMMITTEE MEMBER PAULS 
SECONDED THE MOTION.  
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Building Height Advisory Committee, November 18, 2021

Chairperson Tipton addressed the committee and said that she would not be at the 
December 16, 2021 meeting, so the Vice-Chair would need to be available to run the 
meeting.  

There was discussion regarding everyone's availability in December and a consensus was 
reached that there would be no meeting in December due to schedules.  

Chairperson Tipton asked the Committee member Kirwin if he would be amenable to 
amending the motion to the January meeting and not hold a December meeting.

MOTION BY COMMITTEE MEMBER KIRWIN TO HAVE THE JANUARY 20, 
2022 MEETING IN THE EVENING AT 6PM; SECONDED BY COMMITTEE 
MEMBER PAUL; MOTION APPROVED BY UNANIMOUS VOICE VOTE.

The committee further discussed adding a meeting before the January 20, 2022 meeting 
since they were not going to have the December 16, 2021 meeting. 

MOTION BY COMMITTEE MEMBER TUCKER TO CHANGE THE MEETING 
DATE FROM DECEMBER 16, 2021 TO JANUARY 6, 2022; SECONDED BY 
COMMITTEE MEMBER KIRWIN; MOTION APPROVED BY UNANIMOUS 
VOICE VOTE.
 
 
2. Status of Building Height Initiative
 
Ms. Sutphen gave background information on why this committee was formed and where 
we are currently at with the building height initiative.

The committee discussed the building height issue. They spoke about Planning and 
Zoning processes to be able to change the building height and the purpose of this 
committee. There was discussion on what this committee has the ability to do as far as 
changing where the building height limitations are located. 
 
Committee member Pauls stated that this committee needs to reflect a balanced view of 
what we were trying to achieve. He went on to say that the Land Development 
Regulation (LDR) has a presumption of correctness and variances should be hard to get.

Committee member Pauls stated he believes the committee needs to look objectively at 
the current options to change building heights to see where we come from and build from 
that. 

Committee member Pauls spoke about dimensional requirements and feels those belong 
in the Land Development Code (LDC).
 
Committee member Kirwin stated that there are cities in the state of Florida with building 
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Building Height Advisory Committee, November 18, 2021

heights in their charters; most do not include dimensional requirements.
 
3. Purpose of this committee 

Chairperson Tipton asked the committee for their input on the purpose of this committee. 

Committee member Kate Ondrasik said the committee needs to look at what is already in 
place and also what other cities are doing regarding building height as a starting point. 

Chairperson Tipton brought up that while looking at options, there’s always status quo 
and looking at relative and related research.  

Chairperson Tipton inquired if the committee could have staff at the next meeting to go 
over current policies and answer questions. 
 
Vice-Chairperson Lewis inquired as to why the magic building height in the downtown 
area is 35 feet. 

Committee members gave their opinions on where that number came from. 

Discussion ensued on other cities’ building heights and how they handle them. 

Vice-Chairperson Lewis stated that what everyone else does is not acceptable, Mount 
Dora is unique and needs to be viewed as that. 

Committee member Mike McGuire stated he is hoping to get some facts to make 
decisions and not make decisions based on opinions.   

Vince Sandersfeld, Planning and Zoning Director, stated that he will look into the 
information being requested but asked the committee to also find materials regarding 
building height. 

Committee member Pauls asked if the Planning department has inventory or resources to 
identify the height of each building.  Mr. Sandersfeld answered that the staff did not have 
that information.

Discussion was had regarding information from other cities and the committee members 
doing research and providing it to staff for the next meeting.  

Committee member Ondrasik asked if the height of a parking garage was in the scope of 
this committee's discussion to which, Chairperson Tipton stated that it is not in the 
purview of this committee. 

Committee member Homich said that if the committee would like to hear public input on 
building height that they should listen to the April 21, 2021, Planning and Zoning 
meeting where they spoke about an Ordinance to change the building height. 
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Building Height Advisory Committee, November 18, 2021

Committee member Tom Dring said that on April 21, 2021 the Planning department 
brought recommendations to the board about changes to the Building Height regulations. 

The committee stated that they would like to see what those options were. 
 
Committee member Nick Girone joined the meeting at 3:05p.m. 
 
Chairperson Tipton spoke to the committee about future meetings and coming up with an 
agenda for the next meeting.
 
A. Background Building Height Code Summary Report (Informational)
  
This item will be discussed at the next meeting.

ADJOURNMENT

There being no further business for discussion, the meeting adjourned at approximately 3:19 pm.

 
Lynn Tipton, Chairperson

 
Nicole Wisniewski, Deputy City Clerk
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510 N. Baker St.
Mount Dora, FL 32757

352-735-7126

  
DATE: January 6, 2022
  
TO: Building Height Advisory Committee
  
FROM: Vince Sandersfeld, Planning 

Director
 

  
SUBJECT: ITEM-2021-205130 - Proposed Charter Amendment Language (working 

document)
  
 
Discussion
The attached memo provides a summary for discussion by the Building Height Committee 
members.
 
 
Budget Impact
 
Strategic Impact
 
Recommendation
 
Attachment(s): 
1. Building Height Committee Memo (Charter Text) 01-06-2022.SGS
  
Prepared by: Vince Sandersfeld, Planning and Development Director
Reviewed by: Vince Sandersfeld, Planning and Development Director

John McKinney, Finance Director
Sherry Sutphen , City Attorney
Nicole Wisniewski, Deputy City Clerk
Jessica Burnham, City Clerk
Patrick Comiskey, City Manager 
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Planning and Development 
510 N. Baker St. 

Mount Dora, FL 32757 
352-735-7113 

Fax: 352-735-7191 
E-mail: plandev@cityofmountdora.com 

DATE: January 6, 2022 
 
TO:   Building Height Advisory Committee 
 
FROM: Vince Sandersfeld, Planning Director 
 
SUBJECT: Proposed Charter Amendment Language   
 
 
During discussions at the December 7, 2021, City Council meeting, staff and the City Attorney 
were directed to prepare an ordinance to consider the inclusion of building height restriction 
language in the City Charter.  If adopted, the Charter amendment would be considered by the 
voters during the 2022 general election. The following is draft Charter Amendment language taken 
from the proposed building height document/petition that was submitted to the City for 
consideration in 2021. The intent of the language below is to provide a starting point for 
consideration; however, there are no limits on the Building Height Advisory Committee’s review 
of and revisions to the draft language. The City Council’s intent was to ensure this topic was vetted 
in time for the 2022 election ballot cycle.  
 

DRAFT CHARTER AMENDMENT 
 
Section __: Building Height Restriction for Certain Areas. 
 
No building or other structure with a height greater than 35 feet shall be erected, situated, or located 
in the Historic Preservation Review Area (Review Area) of the City of Mount Dora and no building 
or other structure within 100 feet of Lake Dora, measured from the shore line to the structure.  
 
Exceptions to the height limitations: Chimneys, water, fire, telecommunication, radio and 
television towers, church spires, cooling towers, elevator bulkheads, smokestacks, and similar 
structures, and their necessary mechanical appurtenances may exceed 35 feet, and any height 
limitations placed on such structures by the Federal Aviation Administration. Flagpoles as defined 
by the City’s Land Development Code. 
 
By Ordinance of the City of Mount Dora that receives by supermajority approval may consider 
building height changes from the limitation above.  
 
Any existing structure that is classified as a legal non-conformity as to the building height, if 
destroyed as defined by Section 3.5.7 of the City’s Land Development Code, may be rebuilt to the 
same height as the legal non-conforming structure prior to the destruction of the same.  
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Planning and Development 
510 N. Baker St. 

Mount Dora, FL 32757 
352-735-7113 

Fax: 352-735-7191 
E-mail: plandev@cityofmountdora.com 

DATE: January 6, 2022 
 
TO:   Building Height Advisory Committee 
 
FROM: Vince Sandersfeld, Planning Director 
 
SUBJECT: Background Building Height 
 
 
PART I – HISTORY OF BUILDING HEIGHT 
 
At the initial Building Height Advisory Committee meeting held on November 18, 2021, the 
members in attendance inquired about the history of building height and how long has the 35 feet 
limitation been in place. Planning staff researched building height standards with achieved 
zoning codes located a zoning code dated 1945. Staff was not able to locate documents prior to 
that 1945 and believes this was more than likely the first zoning ordinance. 
 
In 1945 Honorable Mayor J.E. Fortner adopted the creation of the Town of Mount Dora’s 
Zoning Ordinance. Attachment “1” are copies of the various pages related to building height. On 
page 8 of the ordinance reads the height of a building as follows: Height of Structures: Height of 
structures from the curb of nearest street shall not exceed the width of said street except that this 
regulation shall not apply to steeples, monuments, or water standpipes or tanks.”  
 
Attachment “2” is the Town’s zoning code dated 1966. The building height standards changed to 
individual zoning districts (summary of height by zoning district listed in Table below). 
Residential zoning districts maximum 35 feet, multiple-family (R-3) at 50 feet, and general 
commercial (C-2) at 50 feet.  
 
Attachment “3” list all zoning districts at a maximum 35 feet from the 1969 dated Code of 
Ordinances. Lake Dora listed a maximum height of 25 feet for any structure within 100 feet of 
the shoreline. Attachment “4” 1987 Code of Ordinances listed the same building height 
restrictions: 35 feet and 25 feet along Lake Dora. 
 
ZONING CODE BUILDING HEIGHT TABLE BY YEAR (1946-1987) 
 
1945 All zoning districts: Height based on street width (curb to curb) 
 
1966 R-1, R-1A, R-2  35 feet 
 R-3    50 feet 
 C-1    35 feet 
 C-2   50 feet 
 M-1   50 feet 
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1969 All zoning districts 35 feet, except 25 feet Lake Dora 
 
1987 All zoning districts 35 feet, except 25 feet Lake Dora 
  
ITEM II – CODE AMENDMENT TYPES 
 
The members in attendance at the November 18, 2021, meeting requested planning staff to 
provide a brief summary of how building height codes can be altered or amended.  The are three 
current processes by which zoning performance standards (i.e Land Development Code) can be 
changed: 
 
1) Land Development Code Amendment; 
2) Variance; or  
3) Planned Unit Development (PUD) 
 
Land Development Code Amendments include a recommendation from the Planning and Zoning 
Commission; and in some cases, such as building height, include the Historic Preservation 
Board.  Ordinances require two separate public hearings by the City Council.  Normal time-
frame: 60 days. 
 
Included with the November 18, 2021, Committee agenda packet was a summary section of a 
variance and PUD (Page 9 “Building Height Background” document, which was included in the 
November 18, 2021 Building Height Advisory Committee agenda packet). There are specific 
criteria (seven criteria) for a variance petition to be considered for the PZC approval.  All seven 
items require substantial competent evidence to support the proposed variance.  A Development 
Order is the official document of record for variances.  Variance requests are either approved or 
denied by the Planning and Zoning Commission. Appeal of a determination are made by the City 
Council. Normal time-frame: 45 days. 
 
PUD’s follow the City’s normal rezoning process with public hearings with Planning and Zoning 
Commission (recommendation) and the City Council.  Depending upon the complexity of the 
proposed PUD, it may follow two applications: 1) Preliminary PUD Master Plan; and 2) Final 
PUD Master Plan. The Preliminary PUD is conceptual. The Final PUD, enacted by ordinance, 
becomes the overriding “zoning” for the project/lands. Normal time-frame: 90 days. 
 
The City’s Development Review Committee is included on these type of changes (LDC 
Amendments, Variances, and PUD’s). DRC members include all of the City Departments and 
Engineering Consultants.  DRC member provide technical expertise on Land Development 
Codes and the Mount Dora Comprehensive Plan. 
 
ATTACHMENTS: 
 
Attachments 1-4: Zoning History Codes 
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AN ORDINANCE PARTITIONING THE TOWN OF MOUNT DORA INTO ZONES; 

PRESCRIBING REGULATIONS FOR TrlE USE OF LAND, THE USE OF STRUCTURES 

AND THE LOCATION AND CONSTRUCTION OF ALL STRUC'IURES WITHIN EACH 

ZONE; THE DUTIES OF THE BUILDING INSPECTOR; AND THE METHOD OF EN­

FORCEMENT OF THE PROVISIONS HEREOF. 

BE IT ORDAINED BY THE TOWN COUNCIL, TOWN OF MOUNT DORA, FLORlDA: 
" 

vlHEREAS, thie Ordinance etc� is enacted in pursuance to and to carry 

out the provisions of the "Zoning Ordinance of the Town of Mount 

Dora passed by the Town Council April 3, 1945". 

SECTION 1, 

The Town of Mount Dora is hereby partitioned into the following 

zones: 

fa} H lA • $ingle Family Zones 
(b) H l .. One and Two Family Zones
( c) H 2 - Four Family Zones
(d} H 3 - Small House Zones ,/"
(e) H 4 - East Town Zones
(f) R 1 - Retail Business (Fire Resistant) Zones -�
(g) R 2 - Retail Business Zones
(h) Al • Apartment Houses (Fire Resistant} Zones
( i) A 2 - Multiple Family Zones
(j) W - Wholesale Business Zo�es
(k:) M - Industrial Zones
(1) B - Boathouse Zones

SECTION 2. 

That the geographic area of each zone is indicated.by the above _ 

symbol� on the speoially designed plat of ±he Town of Mount Dora hereby 

ATTACHMENT #1
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adopted and authenticated and attached to this Ordinance, designating 

each zone. 

SECTION 3 

Definitions 

(a) SHALL The word "shall" is mandatory and not directive.

(b) LOT The word 1'lot" includes the words "plot" and 'tract".

( c) AN ACCESSORY .!l§g_ OR ·BUILDING is a subordinate use or

building customarily incident to, and located on, the same lot with 

the main use or building. 

(d) THE WORD "STRUCTURE,,. means anything constructed or erected,. 
---

the use of which requires permanent location on the land or attached 

to something having a pennanent location on the land includes the 

word DJ:ruilding". 

Ce) THE HEIGHT OF� BUILDING_ is the vertical distance from the 

curb of the nearest street to the highe·st point of the roof excepting 

chimneys. 

(f) FRONT SETBACK is the horizontal distance from the front

street line to the nearest point of the main structure exclusive of 

open porches. If porches are enclosed they shall not project beyond 

the setback line. 

(g) THE�! YARD is that portion of the lot between the front

line and a line parallel to it passing through the point on the 

structure which establishes the setback. 

ATTACHMENT #1
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ATTACHMENT #1
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10000 Square Feet for Duplex House 

14000 Square Feet for Four Family House 

( h) MINIMUM GROUND AREA OF MAIN STRUC'!'URE shall be:

700 Square Feet for Single Famil_y House 

1400 Square Feet fo:r Double Family House 

750 Square Feet for Duplex Family House 

1550 Square Feet for Four Family House ---

( i ) MAXIMUM GROUND AREA OF STRUCTURES shall be : 

2S% of lot area for Residential Main Structure 
·-� 

8% of lot area for Accessory Buildings, 

50% of lot area for Public and Quasi-Public Buildings 
i�cluding Aocessory¥ Buildings 

(j� ACCESSORY BUILDINGS All accessory buildings except at• 

ta�led garages shall be in the rear of the rear setback line and 

tleir eaves shall not be closer than four (4) feet t� any boundary 

lmRe of tne lliot except that when the lot is a corner lot or a 

through lot no accessory building shall ;be nearer to the side street 

Ihie it/man tem feet nor nearer to the rear street: liti.e than twenty feet. 

Oe) HE1GHT OF RESIDENCES, BOARDING WISES, ROOMING HOUSES, ETC. 

shalt not be more than two stories. 

{ U l30ARBI.MG IDUSES � ROOMING HOUSES shall have at least one 

complete bathroom and one lavatofy and water closet on each floor. 

ATTACHMENT #1
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From: Thomas Pauls
To: Sandersfeld, Vince
Cc: Burnham, Jessica
Subject: Re: Request for summary of certain past variance applications
Date: Wednesday, December 8, 2021 5:03:16 PM

** This message originated outside of the City of Mount Dora network. Please think before you click. **

Thank you, Vince. I will review the information you provided. 

By copy to Ms. Burnham, I'm requesting that our correspondence be entered
as part of the Building Height Advisory Committee record.

All the best,
Tom Pauls

On Wed, Dec 8, 2021 at 2:24 PM Sandersfeld, Vince <sandersfeldv@ci.mount-dora.fl.us>
wrote:

Hi Tom,

Your inquiry has been forwarded to the Planning and Development Department.  You may
recall I provided the single height variance case on page 8 (Shadow Harbor) – see attached.
The variance folder attached. I did find condo doc and included that do as well.  You will
have to go old school as the attached land use map (1993) appears to be “zipatone” (the
memories of map making in the 1990s!) That’s all we have on file.  Vince

Vince Sandersfeld

Planning Director

City of Mount Dora

Planning & Development Dept.

510 N. Baker Street

Mount Dora, FL 32757

Phone:  352-735-7112
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From: Burnham, Jessica <burnhamj@ci.mount-dora.fl.us> 
Sent: Wednesday, December 8, 2021 2:05 PM
To: Sandersfeld, Vince <sandersfeldv@ci.mount-dora.fl.us>
Subject: FW: Request for summary of certain past variance applications

 

 

 

From: Thomas Pauls <tcpauls@gmail.com> 
Sent: Friday, December 3, 2021 9:50 PM
To: Burnham, Jessica <burnhamj@ci.mount-dora.fl.us>
Subject: Request for summary of certain past variance applications

 

** This message originated outside of the City of Mount Dora network. Please think before you click. **

Good morning Ms. Burnham, 
 

I am a member of the City's Building Height Advisory
Committee and would like to request certain
information regarding variance applications.   If
available, I would like to obtain a summary list of past
building height variance applications that were filed
and received final action for non-residential properties
within the Mount Dora Historic District.  The data I
seek regarding each of these sites include the property
address, the existing land use at the time of the
application, the dimensional request and the City's final
disposition concerning the application.
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As a retired city planner, I would be more than willing,
if the city concurs, to conduct this research with
appropriate guidance from the Department of Planning
and Development in order to ease the
administrative burden of this request. 
 

The results of this effort would be transmitted to the
City Clerk's office and become part of the findings of
fact to be disseminated to all committee members and
other appropriate entities in a timely fashion.
 

I am available if you wish to discuss further.
 

Thank you.
 

Sincerely,

Tom Pauls, AICP
 

 

CONFIDENTIALITY NOTICE: This e-mail message, including any attachments, is for the sole use of the intended recipient(s) and may
contain confidential and privileged information. Any unauthorized review, use, disclosure, or distribution, is prohibited. If you are not
the intended recipient, contact the sender by replying to the e-mail and destroy all copies of the original message.

PUBLIC RECORDS NOTICE: Under Florida law, e-mail addresses are public records. If you do not want your e-mail address released
in response to a public records request, do not send electronic mail to this entity. Instead, contact this office by phone or in writing. Per
FLORIDA STATUTE SECTION 119.12: Public record requests to inspect or copy public records may be made to the city's custodian
of public records, City Clerk Jessica Burnham, at: 510 N. Baker Street, Mount Dora, Florida 32757, or via email to:
burnhamj@ci.mount-dora.fl.us or via telephone at: (352)735-7126. Per Florida Statute 119.12, if you wish to assert that you were
denied access to inspect or copy a public record, you must provide a written notice to the city's custodian of records, identifying it as a
public records request, at least five business days before filing a civil action. The notice period begins on the day the written notice of
the request is received by the custodian of public records, excluding Saturday, Sunday, and legal holidays, and runs until 5 business
days have elapsed. The contact information for the agency’s custodian of public records is posted in the agency’s primary
administrative building in which public records are routinely created, sent, received, maintained, and requested and on the agency’s
website.
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Building Height - Background 
 

8 
 

other zoning classifications or districts shall not be considered grounds for the 
authorization of a variance. 

 
3)  Planning staff has researched zoning archive records and found one site was granted a 

building height variance in 1992: 
 
Shadow Harbor  - Variance Lake Dora Frontage 
4th Avenue & McDonald 
From 25 feet (Lake Dora Frontage) to 35 feet  
PZC Approved on August 11, 1992 
 

 3.4.5 Planned Units Developments (PUD) 

A Planned Unit Development (PUD) zoning district is established to provide for an innovative 
development often times including mixed zoning classifications, densities, and uses under a 
common classification. It is not subject to standard zoning requirements, however PUDs often 
use the Zoning Ordinance as a foundation and must not violate the general purposes, goals, and 
objectives of the Land Development Code and the City’s Comprehensive Plan. Minimum PUD 
site area is five (5) acres, except for PUDs located in both CRA and NE-CRA the minimum site 
area is one (1) acre. 

The following PUD projects have been approved with building heights greater than 35 feet: 

PUD Name Building Height (maximum) Action Date       
Donnelly Woods Multi-Family 45’ (3-stories) Ord #2020-02 05-05-2020 
Eudora Reserve Apartments 37’ Ord #2020-13 08-18-2020 
Mount Dora Christian Academy 50’ (min. 75 feet setback) Ord #797  10-02-2001 
Waterman Village 60’ Ord #2018-08  07-31-2018 
 

 3.5.7.2 Nonconforming structures. 

A nonconforming structure is a structure that complied with zoning and development 
regulations at the time it was built but which, because of subsequent changes to the zoning 
and/or development regulations, no longer fully complies with those regulations.  In terms of 
building heights, there are several existing commercial buildings, particular to the downtown 
area, which exceed the 35 feet building height limitation. Examples shown in Section 3 of the 
report. 
 
Nonconforming structures may remain provided that: 
 
1) Enlargement, increase, intensification, alteration. A nonconforming structure may be 

enlarged, intensified, increased in height, or extended to occupy a greater area of land or 
water than was occupied at the effective date of adoption or amendments of these zoning 
regulations provided that the enlargement, intensification, increase in height, alteration or 
extension is consistent with all applicable codes and regulations. 
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other zoning classifications or districts shall not be considered grounds for the 
authorization of a variance. 

 
3)  Planning staff has researched zoning archive records and found one site was granted a 

building height variance in 1992: 
 
Shadow Harbor  - Variance Lake Dora Frontage 
4th Avenue & McDonald 
From 25 feet (Lake Dora Frontage) to 35 feet  
PZC Approved on August 11, 1992 
 

 3.4.5 Planned Units Developments (PUD) 

A Planned Unit Development (PUD) zoning district is established to provide for an innovative 
development often times including mixed zoning classifications, densities, and uses under a 
common classification. It is not subject to standard zoning requirements, however PUDs often 
use the Zoning Ordinance as a foundation and must not violate the general purposes, goals, and 
objectives of the Land Development Code and the City’s Comprehensive Plan. Minimum PUD 
site area is five (5) acres, except for PUDs located in both CRA and NE-CRA the minimum site 
area is one (1) acre. 

The following PUD projects have been approved with building heights greater than 35 feet: 

PUD Name Building Height (maximum) Action Date       
Donnelly Woods Multi-Family 45’ (3-stories) Ord #2020-02 05-05-2020 
Eudora Reserve Apartments 37’ Ord #2020-13 08-18-2020 
Mount Dora Christian Academy 50’ (min. 75 feet setback) Ord #797  10-02-2001 
Waterman Village 60’ Ord #2018-08  07-31-2018 
 

 3.5.7.2 Nonconforming structures. 

A nonconforming structure is a structure that complied with zoning and development 
regulations at the time it was built but which, because of subsequent changes to the zoning 
and/or development regulations, no longer fully complies with those regulations.  In terms of 
building heights, there are several existing commercial buildings, particular to the downtown 
area, which exceed the 35 feet building height limitation. Examples shown in Section 3 of the 
report. 
 
Nonconforming structures may remain provided that: 
 
1) Enlargement, increase, intensification, alteration. A nonconforming structure may be 

enlarged, intensified, increased in height, or extended to occupy a greater area of land or 
water than was occupied at the effective date of adoption or amendments of these zoning 
regulations provided that the enlargement, intensification, increase in height, alteration or 
extension is consistent with all applicable codes and regulations. 
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BUILDING HEIGHTS IN DOWNTOWN HISTORIC AREAS IN SEVEN 
FLORIDA CITIES 

 

Note: the information in this document is not a complete review of the Land and 
Development codes of the cities studied. Any errors in data would be from my 
personal interpretation of the codes and/or conversations with the Planning and 
Zoning representatives interviewed. Readers interested in further detail are 
encouraged to research the municipal codes and interview city staff from the 
following cities or other historic Florida cities. 

-Kate Ondrasik  

 

QUESTIONS ASKED 

1) Because your city is historic and has an especially quaint downtown that attracts 
tourism, I would be interested to know if by code you have height limitations for 
new construction and infill projects in your downtown area? If so, is there any 
CUP or special exemption included in the ordinance?   

2) If your code allows increased building heights in your downtown district, do 
you know what led to that decision?  

3) Also, of interest is the issue of downtown parking. Has your city faced any 
parking challenges in your downtown historic district?  If yes, have you overcome 
them? If so, how? 

4) Do you have suggestions of similar historic cities in Florida you suggest I 
contact?  

 
SUMMARY 
Building heights in the historic downtown area for the cities researched were: 

1. Dunedin – 36 to 46 feet 
2. Fernandina Beach – 45 feet 
3. Winter Garden – 60 feet by code, 40 feet in practice 
4. Naples – 42 feet 
5. Safety Harbor – 35 feet 
6. Tarpon Springs – 35 feet, 40 feet for hotels (53 feet for commercial buildings 

based on a CUP) 
7. Winter Park – Park Ave frontage 40 feet with a CUP – 3 story max 
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 1) DUNEDIN  

FRANCES LEONG SHARP, AICP, Planner II, Community Development  
Work: (727)298-3200 
Email: fsharp@dunedinfl.net 
Web: www.dunedingov.com 
 
 
Settled in 1850 
Incorporated 1899 
Estimated population 36,068 (2020) 
 
The City of Dunedin currently does not have a formal historic district established, 
but there are specific building and site design standards that do apply to the 
downtown area with regard to height. The following link is to the Land 
Development Code section that speaks to building heights within the city’s 
CRA/Downtown Area: 
Street types A and B the height limit is 36 feet 
Street type C the limit is up to 46 feet. 
 
https://library.municode.com/fl/dunedin/codes/code_of_ordinances?nodeId=SPBL
ADECO_CH103ZO_DIV4SUHERE_103-40.4DOCRSTTY. 
 
The city offers an adjusted parking schedule as well as ways to reduce the parking 
requirements.  
 
-For sites well served by transit, a 10-percent reduction in the parking requirement can be applied 
to sites located less than 500 feet from a transit stop with 60-minute peak hour service. Applicants 
requesting this reduction shall provide a map identifying the site and PSTA schedules for all transit 
stops within 500 feet of the site. 
 
-The Planning & Development Director may authorize up to a two-space reduction in the number 
of required off-street parking spaces for developments that provide a decorative bike rack capable 
of holding ten bicycles. 
 
-Up to 50% of the off-street parking requirement for nonresidential uses may be satisfied by 
payment of a fee in to the City's parking bank. The parking bank fee will be established by the City 
Commission and shown in Appendix C - Fees of this code. Such payment must be made before 
issuance of a building permit. Fee revenue must be used to enhance the supply of public parking 
in the vicinity of the use. 
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In the "DC" (Downtown Core) zoning district, the following adjustments are made to 105-24.4 Off-
Street Parking Schedules. 

 

Use Category Minimum Standard A Maximum Standard B 

Shop or store building (Downtown Core) 1 per 400 sf gfa 1 per 200 sf gfa 

Restaurant (Downtown Core) 1 per 400 sf gfa 1 per 75 sf gfa 

Office (Downtown Core) 1 per 400 sf gfa 1 per 200 sf gfa 

Bars, taverns, and nightclubs 1 per 200 sf gfa 1 per 75 gfa 

 
 
105-24.4.7- 
https://library.municode.com/fl/dunedin/codes/code_of_ordinances?nodeId=SPBL
ADECO_CH105DEST_DIV2DEREST_105-24.4.7TRAV  
105-24.4.8- 
https://library.municode.com/fl/dunedin/codes/code_of_ordinances?nodeId=SPBL
ADECO_CH105DEST_DIV2DEREST_105-24.4.8BIOR  
105-24.4.8.1-
https://library.municode.com/fl/dunedin/codes/code_of_ordinances?nodeId=SPBL
ADECO_CH105DEST_DIV2DEREST_105-24.4.8.1DOCOPADDREIN  
105-24.4.8.1.1- 
https://library.municode.com/fl/dunedin/codes/code_of_ordinances?nodeId=SPBL
ADECO_CH105DEST_DIV2DEREST_105-24.4.8.1.1FELIPA  
 
 

2) FERNANDINA BEACH  

Planning Director- Kelly Gibson; 904-310-3481 
Founded in c. 1811 
Estimated population 13,052 (2020) 
Building height in historic district – 45 feet 
 

Building height in the Fernandina historic district is limited by code to 45 feet. 
That height limit has been in place since the current planning and zoning director 
assumed the position 13 years ago. The height maximum of 45 feet is highly 
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tempered by the height, mass and scale of the immediately surrounding buildings 
and their historic board’s guidelines. New projects must follow a similar pattern. 

The tallest building is the three story Hampton Inn. 

The Fernandina building height ordinance does not include CUPs or special 
exemptions.  

The City of Fernandina has conducted parking studies and determined that there is 
no parking issue. However, the Planning and Zoning director indicated that the 
perception of a parking shortage exists.  

 

3) WINTER GARDEN  
Kelly Carson – Planning and Zoning Staff 
Established 1857 
Incorporated 1908 
Estimated population 46,964(2020) 
Building heights in the historic district 60 feet 
 
The building height restriction listed in the municipal code is 60 feet for the 
downtown historic district. According to the Planning and Zoning staff member 
interviewed, three story buildings at 40’ are commonly approved. The architectural 
review board has strict requirements. A fourth story, if approved, generally needs 
to be stepped back 5 -10 feet. The Garden Building located at W. Plant St. is the 
tallest building with four stories. The Garden Building’s fourth floor is a green 
house. 
 
Commercial building form. Refer to the design standards and guidelines manual 
for the "encouraged" and "strongly discouraged" standards. 

New and restored buildings shall be designed with architectural features and 
patterns that provide visual interest from the perspective of the pedestrian, 
bicyclist, as well as vehicular traffic. New buildings shall be designed in the 
mercantile/masonry vernacular or such other authentic architectural styles from 
the late 19th century and early 20th century as may be identified and incorporated 
into the design standards and guidelines manual. 

 

 

Building heights. 
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The height of buildings in the commercial historic district shall not exceed 60 
feet, including roof, parapet or cornice. Buildings at the corner of two streets may 
have embellishments at the corner that are proportionately higher, not to exceed 
five additional feet for a total of 65 feet. Buildings in the commercial 
historic district shall not exceed four stories. To minimize a "canyon" effect, the 
fourth story of buildings in the commercial historic district shall be set back 
between five to ten feet from any street side façade of the building. 

Buildings in the residential-neighborhood commercial district may not exceed 
three stories or 40 feet in height. 

 
 
 
 
4) NAPLES  
Settled 1886 
Incorporated 1923 
Estimated population 19,115 (2020) 
Building heights 42 feet 
 
Sec. 58-910. - Maximum building height. 
SHARE LINK TO SECTIONPRINT SECTIONDOWNLOAD (DOCX) OF 
SECTIONSEMAIL SECTIONCOMPARE VERSIONS 

Throughout the downtown district, the maximum height for any building, 
including residential, shall be limited to three stories and 42 feet, measured from 
the 1st-floor FEMA elevation to the peak of the roof or the highest point of any 
appurtenance attached to the roof, except where commercial property is adjacent 
to, or across the street or alley from, property zoned residential, buildings at the 
street line cannot be higher than the height permitted in the residential zone. 

Parking 

The code does have a grandfather clause for exempt parking; but for new 
construction the code does provide alternatives to providing the required number 
of parking spaces.  

For properties of 100,000 square feet or less, available on-street parking may be 
allocated to meet the required minimum parking. Refer to section 58-916. 
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Payment may be made into a payment in-lieu-of parking fund. Refer to section 
58-920. 

Payment in-lieu-of parking trust fund established. The city payment in-lieu-of 
parking trust fund account is hereby established, into which shall be deposited all 
payments made by developers pursuant to this section. The city shall use monies 
deposited into said account for the exclusive purpose of paying the cost of 
construction or reconstruction of parking spaces in the district. 

 
5) SAFETY HARBOR 
Marcie Stenmark, AICP, Community Development Director,727-724-1555 x1702  
mstenmark@cityofsafetyharbor.com  
 
Settled 1823 
Incorporated 1917 
Estimated population 17,072 (2020) 
 
Building heights in the historic district 25 to 35 feet – 3 stories.  
 
The height code was formerly 45 feet and due to community input the maximum 
height was lowered to 35 feet. 
 
There is one parcel in the historic district that was approved for 65 feet. 
There are no CUPs or Special Exemptions for building height in the downtown 
district, developers must apply for a variance or a waiver. 
 
There is no exempt parking zone in Safety Harbor. There are multiple ways to 
meet the parking requirement one of which is an in-lieu fee. 
 
 
99.01   Fee in-lieu of required on-site parking. 

The amount of any on-site parking required by Sections 147.00 through 147.05 of 
this Code for development in the Community Redevelopment District may be 
reduced by the payment of the fee provided below to the City. 

The fee to be paid by the applicant for a development order shall equal the market 
value of the land (300 square feet per parking space) which would have been 
required for parking under Sections 147.00 through 147.05 of this Code plus the 
construction value of the parking which would have been required. The market 
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value of the property shall be determined by an MIA appraisal, reflecting the 
market value of the property at the time of development order approval. The 
construction value shall be determined by a certified cost estimate submitted by 
the Engineer of Record. The appraisal and construction cost estimate, obtained at 
the cost of the applicant, shall be submitted to the Planning and Zoning Director 
for review to determine if the appraisal and construction cost estimate comply 
with the requirements of this Section. 

Any money collected by the City under this Section may be used only for the 
purchase of land for, or the construction, maintenance, or operation of on- or off-
street municipal parking facilities, and any other costs associated with the 
provision of municipal parking in the Community Redevelopment District. 

 
6) TARPON SPRINGS 

Patricia L. McNeese, AICP, Principal Planner, 727-938-3711, ext. 2255 
pmcneese@ctsfl.us 
Settled 1876 
Incorporated 1887 
Estimated population 25,117 (2020) 
 

Building heights in the historic downtown district and in the historic sponge docks 
are two stories at 35’, hotels can be up to 40’ – first & second floor ceilings at 14’ 
and third floor at 12’. Currently, there are no hotels in either historic district – only 
old homes converted to B&Bs. With a CUP, commercial buildings can be up to 53’ 
plus the roof. However, in the historic district there is only one building 
approaching that height – the Pappas Building at the entrance to the sponge docks 
built in 1975.  

Tarpon Springs uses Form-Based codes and has ceiling height restrictions per 
floor. 
 
 
7) WINTER PARK 

Founded 1881 
Incorporated 1887 
Population 29,795 (2020) 

C2- includes Park Ave  

-2 story buildings can be 30’  
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-3 story buildings can be 40’ if approved with a CUP 

-Variances for more than 3 stories in the Central Business district are prohibited 

“The regulations outlined in this district encourage the continuation of the present 
aesthetically pleasing central business district, provide areas for the concentration 
of compatible land uses, and provide for appropriate commercial, restaurant and 
residential uses which will strengthen the city's economic base.” 

(Building heights shall not exceed the height limits imposed by the maximum 
height map. For those properties within the geographic areas shown with a two-
story maximum, the maximum building height shall be 30 feet; for those 
properties shown with a three-story maximum height, the maximum building 
height may be up to 40 feet if approved via conditional use. Variances for more 
than three stories in the central business district are prohibited. Buildings with 
frontage on Park Ave. may only be up to 40’.) 
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