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EXECUTIVE SUMMARY 

Located in the heart of Florida, Mulberry maintains a rich history as the “Crossroads of Florida” due 

to its strategic location at the crossroads of State Road 37 and State Road 60, and its central location 

in the state. When phosphate deposits were discovered in 1881, it led to the start of a mining 

industry which defined the early development of the region. 

Today, the City of Mulberry maintains a population of approximately 3,817 in accordance with the 

2010 Census.  Since its creation, the City has grown to approximately 6.8 square miles and provides 

municipal services that include sanitary sewer treatment, potable water, and numerous 

recreational facilities including: a municipal pool, boat ramp, community center, play parks, and a 

nature park. 

In the early years, much of the City was centered along the intersection of SR 37 and SR 60.  The 

Central Business District contained uses typically found along major arterial roads servicing the 

basic needs of the adjacent residential areas.  As phosphate-rich lands were mined-out and mines 

closed, the economy of the region changed.  No longer supported by this main industry, the 

economic growth of Mulberry suffered a negative effect.  Many businesses closed and with the lack 

of work, many residents moved away.  In addition, reclaiming mined lands became a challenge.  

With the decline in the economy, there are many vacant buildings and storefronts along both the SR 

37 and SR 60 corridors. 

Over the past ten years, several initiatives were undertaken to evaluate and plan for the 

community’s future growth. Recently, the community leaders recognized the need to build a 

strategic framework for the City.  On October 18, 2013, the Mulberry Strategic Planning Session & 

Workshop was held to identify the strategic goals for the City including:  Vision, Budget & Revenue, 

Infrastructure & Growth, and Quality of Life.  In order to know where Mulberry wants to go, it is 

necessary to know where it has been and to update and fine tune the work previously undertaken 

by the City and community. 

 

Recognizing resident, business and property owner desires to create a revitalized downtown and 

encourage business diversification; the City Commission conducted an informational workshop to 

understand the basic functions of a Community Redevelopment Agency and the designation of a 

Community Redevelopment Area.  The creation of a community redevelopment area is governed by 

Chapter 163, Part III, Florida Statutes, and the first step includes preparation of a technical analysis 

of the existing conditions within the proposed redevelopment area that may hinder or support the 

quality of life and services needed for a sustainable community.  Formal designation of the 

Mulberry Study Area as a Community Redevelopment Agency and Area (CRA) will allow the City to 

develop specific strategies and improvements consistent with the City’s vision to attract private 

reinvestment and support the community’s overall well-being and quality of life. 

 

The acreage of the proposed community redevelopment area within the City is approximately 2,258 

acres, or 52 percent of the total 4,351 acres of the City. A map identifying the current location of the 

City Limits and the proposed CRA Boundary is included as Map 1 – Proposed CRA Boundary Map.  
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As shown in Table 1, 63% of the total 1487 parcels throughout the entire City are represented in 

the proposed Mulberry CRA. 

Table 1 - District Acreage and Parcel Count 

District CRA Acreage 

 

CRA Parcel 

Count (2012) 

Percentage of 

Total Acreage in 

City 

Percentage of 

Total Parcels in 

City 

Central Business 

District 603.3 744 13.9% 50% 

Industrial District 238.5 98 5.5% 6.6% 

North Mixed Use 

District 834.5 83 19.2% 5.6% 

West Mixed Use 

District 582.0 18 13.4% 1.2% 

TOTAL CRA 2258.3* 943 51.9% 63.4% 

Source:  Property Parcel Data provided by Polk County Property Appraisers Office 

*INCLUDES RIGHT-OF-WAYS, EASEMENTS, AND OTHER AREAS WITHIN THE COMPLETE DIGITIZED CITY BOUNDARY 

Utilizing existing data sources provided by the City and County, an on-site assessment of the entire 

City was made in accordance with the defined statute.  Specifically, a finding of existing conditions 

was performed to determine "the existence of such areas…constitutes an economic and social 

liability imposing onerous burdens which decrease the tax base and reduce tax revenues, 

substantially impairs or arrests sound growth,...aggravates traffic problems, and substantially 

hampers the elimination of traffic hazards and the improvement of traffic facilities."  (F.S. 163.335). 

Based upon an independent assessment of the proposed Mulberry Community Redevelopment 

Area, sufficient criteria have been met to qualify the area for consideration pursuant to the 

requirements of the Florida Community Redevelopment Act (Chapter 163, Part III, Florida 

Statutes). 
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INTRODUCTION 

Historic Mulberry 

Located in the heart of Florida, Mulberry's rich history includes recollections of the "Wild West" 

during the timber and mining era, to its role as the historic center of commercial crossroads in 

south central Polk County.  When phosphate deposits were discovered in 1881, it led to the start of 

a mining industry which defined the early development of the region.  Rail connections from the 

mines to Tampa were the catalyst for development of many settlements along the route.  One, 

known as Mulberry, was named for a large Mulberry tree that initially served as the station for 

delivery of shipments marked “put off at the Mulberry tree on the Bone Valley Branch.”  In time, 

these shipments became so numerous that the railroad built a station next to the tree and, of 

course, named it Mulberry.  Mulberry was incorporated in 1901 and was soon surrounded by the 

largest phosphate mines in the world. The mines brought prosperity; land sales boomed and new 

businesses flourished. According to the 1910 census, Mulberry was the third-largest town in Polk 

County. As phosphate-rich lands were mined-out and mines closed, the economy of the region 

changed.  No longer supported by this main industry, 

the economic growth of Mulberry suffered a negative 

effect.  Many businesses closed and with the lack of 

work, many residents moved away.  In addition, 

reclaiming mined lands became a challenge.  Until 

1975 when Florida law began to require reclamation 

of mined-out lands, most mined-out areas were simply 

abandoned.  Over time, as vegetation flourished, these 

areas have become popular fishing holes and wildlife 

havens. Some of these reclaimed lands have been 

annexed into the City of Mulberry and are planned as 

the site of mixed-use residential developments.  Meeting the needs of these new residents is 

expected to reenergize the business community and generate funds to revitalize the City. 

Today, the City of Mulberry maintains a population of approximately 3,817 in accordance with the 

2010 Census.  (Projected growth rates since 2010 are 11.03% for an estimated 2014 population of 

4,238).  Since its creation, the City has grown to approximately 6.8 square miles and provides 

municipal services that include sanitary sewer treatment, 

potable water, and numerous recreational facilities namely 

a municipal pool, boat ramp, community center, play parks, 

and a nature park.  In addition, the City maintains the 

Mulberry Phosphate Museum, a local history museum 

located in the historic train depot built next to the site of 

the original Mulberry tree; and the Mulberry Public 

Library which has been serving the residents of Mulberry 

and Polk County for over 60 years.  Police protection and 

fire protection are provided by Polk County.   

Image 2 – Early Phosphate Mining 

Image 1 – Mulberry Train Station with 
“The Mulberry Tree” 

http://cityofmulberryflorida.com/new/wp-content/uploads/2013/09/mulberry-railroad.jpg
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The City is served by State Road 37, a north-south major 

thoroughfare extending throughout the entire City limits 

connecting to Lakeland in the north; and State Road 60, a 

major east-west thoroughfare connecting through downtown 

and extending to both the east and west coasts of Florida.  

Mulberry has been called “The Crossroads of Florida” due to 

its strategic location at the crossroads of these two highways 

and its central location in the state.  The Florida Department 

of Transportation reports that average daily trips of vehicles 

and trucks range from 15,000 to 22,000 through the City's 

main intersection.  

Focusing the opportunities for economic redevelopment 

along the two major corridors within Mulberry provides the framework for creating a formal 

community redevelopment area.  Formal designation as a community redevelopment area will 

allow the City to develop specific strategies and improvements to attract private reinvestment and 

support the overall community quality of life.  

In the early years, much of the City was 

centered along the intersection of SR 37 and 

SR 60.  The Central Business District 

contained uses typically found along major 

arterial roads servicing the basic needs of the 

adjacent residential areas such as 

professional offices, restaurants, grocery, 

retail, automotive repair and service stations.  

As the corridor aged, the City began to see 

signs of blight along the corridor.  Some of 

the buildings have been razed and other buildings and structures remain in a dilapidated condition 

along the main business corridors and near the entrances to the City.  The corridors contain a mix 

of uses including retail, professional and industrial.  With the decline in the economy, there are 

many vacant storefronts along both the SR 37 and SR 60 corridors.   

The City has undertaken a series of improvements and studies which were developed to address 

certain needs within the community.    In addition, the City has developed a capital improvements 

plan to support these studies.  Significant progress has been made and continues to be made in 

areas of water, wastewater, and storm water infrastructure, parks and recreation improvements, 

and municipal facilities including:   

1. Wastewater Treatment Plant (WWTP) & System upgrades; 

2. South Water Plant Replacement & System Improvements; 

3. Establishment of a new Nature Park and refurbished playground equipment and/or 

pavilions in three city parks; 

Image 4 – Mulberry Nature Park 

Image 3 - Former Phosphate Mine Pit 
Transformed into a Lake 
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“Mulberry will be a model small city 
characterized by a friendly community 
spirit with thriving and growing 

 
 
Vision Statement, June 2007 

“Mulberry is a unique, affordable 
community fostering growth by 
proactive planning and stable 
government.” 

Mission Statement, June 2007 

4. Stormwater Master Plan and Best Management Practices study, leading to future 

improvements to the stormwater drainage system; 

5. EPA Brownfields assessment of many potentially contaminated properties within the City. 

Economic Development Initiatives 

Over the past ten years, several initiatives were 

undertaken to evaluate and plan for the 

community’s future growth.  In June of 2007 a 

Strategic Planning Retreat was held that identified 

the Mission and Vision Statements for the City's 

growth.  A community design workshop was 

conducted on November 1, 2008 to re-evaluate 

where the City and community saw themselves at 

that point in time and document any changes and 

additions to the Mission and Vision Statements 

from 2007.  Recently, the community leaders 

recognized the need to build a strategic framework 

for the City.  On October 18, 2013, the Mulberry 

Strategic Planning Session & Workshop was held to 

identify the strategic goals for the City including:  

Vision, Budget & Revenue, Infrastructure & Growth, 

and Quality of Life.  In order to know where Mulberry wants to go, it is necessary to know where it 

has been and to update and fine tune the work previously undertaken by the City and community.  

Top priorities and strategies to achieve the goals and objectives of the Vision plan in 2014 included 

the following recommendations:   

 

1. Identify more cost saving measures including millage rate decrease. 

2. Improve infrastructure to encourage growth such as:  lighting, sidewalks, and roadways. 

3. Identify more revenue generating opportunities including: grants, annexation, 

private/public partnerships, corridor improvements, events, ecotourism, and community 

redevelopment areas. 

 

Recognizing resident, business and property owner desires to create a revitalized downtown and 

encourage business diversification, the City Commission conducted an informational workshop 

with representatives of the Central Florida Regional Planning Council in November 2013 to 

understand the basic functions of a Community Redevelopment Agency and the designation of a 

Community Redevelopment Area.  The creation of a community redevelopment area is governed by 

Chapter 163, Part III, Florida Statutes, and the first step includes preparation of a technical analysis 

of the existing conditions within the proposed redevelopment area that may hinder or support the 

quality of life and services needed for a sustainable community.   



Finding of Necessity - Mulberry  May 2014 

  6 

 

Finding Of Necessity Statutory Requirements 

The State of Florida recognizes the potentially negative impacts to cities created by areas that may 

be inferior to community standards and value-based expectations.  These areas tend to be 

unsustainable and ultimately may become a burden on the jurisdiction in which they exist.  The 

Community Redevelopment Act ("Act") of 1969 was created and adopted through Chapter 163 Part 

III, Florida Statutes as a tool to assist in remedying areas to improve the general public welfare, 

local tax base, and for redevelopment of specific geographic areas.  The Act declares that the 

rehabilitation, conservation, or redevelopment of deteriorated and distressed areas are necessary 

in the interest of public health, safety, morals, and welfare.   

 

The Act provides that certain areas that reflect conditions unsupportive of community standards 

may be determined locally to fall under two broad categories defined in the statute as "slum" and 

"blight".  These conditions, if not addressed, may lead to or support the continued deterioration of 

economic and physical conditions within an area.   It is important to understand that these terms 

carry specific statutory references and qualifiers distinct from their common understanding and 

use. 

 

The Act acknowledges the need for redevelopment in economically distressed areas in order to 

preserve or enhance the tax base.  The Act also sets forth the legal process by which local 

governments may establish a formal Community Redevelopment Agency (CRA) and provides 

financing and regulatory tools to undertake the complex task of overcoming the conditions that 

contribute to the causes of slum and blight in declining areas of the City.  In order to qualify for 

establishment under the provisions of the Act, a city must prepare a “finding of necessity” that 

requires a local analysis of conditions in order to determine whether a particular geographic area 

qualifies for the designation and would benefit from the creation of a community redevelopment 

area.   In more general terms, the City determines through the process if targeted areas are meeting 

the specific vision, expectation, and or community goals.  In the case of Mulberry, the City is located 

within a charter county and as such must request and receive delegation approval from Polk 

County as part of the process.  In addition to the State Statutes, Polk County has adopted certain 

review procedures related to establishing Community Redevelopment Areas.   

This report is intended to be consistent with the statutory requirements for establishing a CRA 

pursuant to Chapter 163, Part III, Florida Statutes and the Polk County review procedures.  An 

independent review provides data and analysis that find that the redevelopment of the area is 

necessary in the interest of the public health, safety, morals or welfare.  Two or more of the 

following factors must be demonstrated through the data and analysis in order to meet the 

statutory criteria as defined in Chapter 163.340: 

 Inadequate provision for ventilation, light, air, sanitation, or open spaces;  

 High density of population, compared to the population density of adjacent areas within the 

county or municipality; and overcrowding, as indicated by government-maintained statistics 

or other studies and the requirements of the Florida Building Code;  
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 The existence of conditions that endanger life or property by fire or other causes; 

 Predominance of defective or inadequate street layout, parking facilities, roadways, bridges, or 

public transportation facilities;  

 Aggregate assessed values of real property in the area for ad valorem tax purposes have failed 

to show any appreciable increase over the 5 years prior to the finding of such conditions;  

 Faulty lot layout in relation to size, adequacy, accessibility, or usefulness;  

 Unsanitary or unsafe conditions;  

 Deterioration of site or other improvements;  

 Inadequate and outdated building density patterns;  

 Falling lease rates per square foot of office, commercial, or industrial space compared to the 

remainder of the county or municipality;  

 Tax or special assessment delinquency exceeding the fair value of the land;  

 Residential and commercial vacancy rates higher in the area than in the remainder of the 

county or municipality;  

 Incidence of crime in the area higher than in the remainder of the county or municipality;  

 Fire and emergency medical service calls to the area proportionately higher than in the 

remainder of the county or municipality;  

 A greater number of violations of the Florida Building Code in the area than the number of 

violations recorded in the remainder of the county or municipality;  

 Diversity of ownership or defective or unusual conditions of title which prevent the free 

alienability of land within the deteriorated or hazardous area; or  

 Governmentally owned property with adverse environmental conditions caused by a public 

or private entity.  

The statutes provide that prior to exercising the benefits created by the community 

redevelopment authority; the city must adopt a resolution supported by data and analysis that 

provides the basis for the City Commission, and similarly for Polk County as part of the delegation 

authority, to find that the conditions in the community redevelopment areas meet these criteria.  

Specifically, the statute provides: 

“163.355  Finding of necessity by county or municipality.--No county or municipality 

shall exercise the community redevelopment authority conferred by this part until after the 

governing body has adopted a resolution, supported by data and analysis, which makes a 

legislative finding that the conditions in the area meet the criteria described in s. 163.340 (7) 

or (8). The resolution must state that:  

(1) One or more slum or blighted areas, or one or more areas in which there is a shortage of  

http://www.flsenate.gov/Statutes/index.cfm?App_mode=Display_Statute&Search_String=&URL=Ch0163/Sec340.HTM
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housing affordable to residents of low or moderate income, including the elderly, exist in such 

county or municipality; and  

(2)  The rehabilitation, conservation, or redevelopment, or a combination thereof, of such area 

or areas, including, if appropriate, the development of housing which residents of low or 

moderate income, including the elderly, can afford, is necessary in the interest of the public 

health, safety, morals, or welfare of the residents of such county or municipality.“ 

Study Area Description   

The City of Mulberry aspires to assist property owners among the commercial and industrial 

districts which are part of the City's image.  Focusing the opportunities for economic 

redevelopment along identified corridors and surrounding auxiliary areas provides the framework 

by which recovery from the recent downturn in the economy may be accomplished.  Formal 

designation of the Mulberry Study Area as a Community Redevelopment Agency and Area (CRA) 

will allow the City to develop specific strategies and improvements consistent with the City’s vision 

to attract private reinvestment and support the community’s overall well-being and quality of life. 

 

The acreage of the proposed community redevelopment area within the City is approximately 2,258 

acres, or 52 percent of the total 4,351 acres of the City. These commercial and industrial districts 

and the supporting residential neighborhoods serve as the basis for creating a formal community 

redevelopment agency and area for the City of Mulberry. A map identifying the current location of 

the City Limits and the proposed CRA Boundary is included as Map 1 – Proposed CRA Boundary 

Map.  In light of existing conditions, and a renewed emphasis on balancing economic development 

and revitalization in the community, the City authorized a review of these areas to determine 

applicable consistency with the requirements established in Florida Statute 163.  Solely for the 

purposes of this analysis, the proposed CRA boundary area has been grouped into districts based 

on the general location and community identity.  Separating the CRA into definable districts allows 

for easier application of the predominant or substantial definitions from the statutes.  The Mulberry 

CRA districts are identified on Map 1 – Proposed CRA Boundary Map and include a total of 943 

parcels.  As shown in Table 1, 63% of the total 1487 parcels throughout the entire City are 

represented in the proposed Mulberry CRA.  Maps 2 – 5 provide further identification and 

delineation of the proposed areas.    
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Table 1 - District Acreage and Parcel Count 

District CRA Acreage 
CRA Parcel 

Count (2012) 
Percentage of 

Total Acreage in 
City 

Percentage of 
Total Parcels in 

City 

Central Business 

District 603.3 744 13.9% 50% 

Industrial District 238.5 98 5.5% 6.6% 

North Mixed Use 

District 834.5 83 19.2% 5.6% 

West Mixed Use 

District 582.0 18 13.4% 1.2% 

TOTAL CRA 2258.3* 943 51.9% 63.4% 

Source:  Property Parcel Data provided by Polk County Property Appraisers Office 

*INCLUDES RIGHT-OF-WAYS, EASEMENTS, AND OTHER AREAS WITHIN THE COMPLETE DIGITIZED CITY BOUNDARY 

Utilizing existing data sources provided by the City and County, an on-site assessment of the entire 

City was made in accordance with the defined statute.  Specifically, a finding of existing conditions 

was performed to determine "the existence of such areas…constitutes an economic and social 

liability imposing onerous burdens which decrease the tax base and reduce tax revenues, 

substantially impairs or arrests sound growth,...aggravates traffic problems, and substantially 

hampers the elimination of traffic hazards and the improvement of traffic facilities."  (F.S. 163.335). 

 

Some examples of evidence and testimony to establish that an area may be designated for 

redevelopment include:  

1. Property valuation data (i.e., declining property values). 

2. Inadequate public utilities to support densities and intensities allowed by the current 

zoning or existing use. 

3. Evidence of building or life safety code violations. 

4. Number and percentage of code violations as compared to the rest of the municipality. 

5. Number and evidence of criminal activity within the proposed area as compared to the 

rest of the municipality. 

6. General infrastructure inadequacies including but not limited to deterioration (or lack 

of) of sanitary sewers, storm water management facilities, inadequate roadways/right-

of-way, lack of sidewalks or similar pedestrian infrastructure, or the deteriorating 

condition of streets.  

7. Economic deficiencies, including commercial vacancy rates. 

8. An assessment of the extent of nonconforming uses and structures, such as setbacks, 

parking, design and density. 

9. Additional support for a finding of necessity may stem from lack of bike paths, 

pedestrian and bicycle accidents, circulation problems, and any other deficiency in the 

infrastructure of the community. 
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CONDITIONS IN SUPPORT OF A FINDING OF NECESSITY 

As previously noted, in order for a community to establish a community redevelopment area under 

the provisions of the Community Redevelopment Act, a city must make a “Finding of Necessity” also 

referred to as a “Blight Study”.  The Finding of Necessity is developed to determine that the 

rehabilitation, conservation, or redevelopment of an area meets criteria broadly described as 

“slum” or “blighted” and is necessary in the interest of the broad statutory and community goals  for 

the “health, safety, morals, or welfare” of the residents of the community.  As part of the qualifying 

conditions analysis the following was prepared which provides photographs, figures, and tables in 

support of certain conditions and characteristics exhibited throughout the Mulberry CRA.   

Comprehensive Plan   

 

Chapter 163.360, F.S. requires that the Community Redevelopment Plan which is the subsequent 

component of this analysis “Conform to the comprehensive plan for the county or municipality as 

prepared by the local planning agency under the Community Planning Act.” These Comprehensive 

Plans include specific Goals, Objectives and Policies that further support the community’s desire for 

redevelopment. The Comprehensive Plan, supported by compatible zoning, provides the policy 

framework for growth management.  This enables the local government to maintain and enhance 

those attributes designed to preserve and improve public services and protect natural resources.  

The Comprehensive Plan provides recommendations for governmental actions necessary to carry 

out the redevelopment plan, including special studies.  Since all the monies used in financing 

community redevelopment area activities are locally generated, the Community Redevelopment 

Agencies are not overseen by the state.  However, redevelopment plans must be consistent with 

local government comprehensive plans, and funds derived from within the community 

redevelopment area must be used to benefit the targeted redevelopment area.  The City of 

Mulberry’s Comprehensive Plan supports redevelopment activities through its various Elements 

with specific Goals, Objectives and Policies (GOPs). 
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The City of Mulberry’s Finding of Necessity, Future Land Use 2030 map is included as Map 6.  

The future land use map of the City continues to encourage high intensity uses within the urban 

core that are compatible with existing uses.  This future planning promotes “single-use” dominated 

stretches which may not contribute to long term economic prosperity of the area.  This also 

contributes to the lack of unifying features and connection to the surrounding land uses. 

The districts reviewed as potential redevelopment areas primarily contain these high intensity uses 

along with adjacent established residential and mixed use areas.  These corridors are auto-centric, 

lack adequate multi-modal or bicycle-pedestrian facilities, and are generally disconnected from the 

surrounding land uses.  Additionally, they lack visual appeal, architectural character, or unifying 

features.  As such they do not contribute to the quality of life or sense of place, an essential element 

of appeal shared by small communities.  In order to address this concern, the City’s future land 

development priorities are focused on the redevelopment of its established urban core.   In the 

future, the City envisions that through the CRA process, these areas may be redeveloped as mixed-

use centers which promote live-work-play opportunities, provide basic needs to its residents and 

visitors alike, and offers easy access to these amenities to the surrounding neighborhoods.  Table 2 

provides a comparison of land uses within the proposed Mulberry CRA to the City at large.     

 

 

FUTURE LAND USE ELEMENT GOAL:  TO THE GREATEST EXTENT POSSIBLE, ENSURE A COMPATIBLE MIX 

OF LAND USES THAT MAINTAIN A QUALITY LIVING ENVIRONMENT AND ENHANCE THE HEALTH, SAFETY 

AND WELFARE OF THE COMMUNITY. 
 
OBJECTIVE 2: REDEVELOPMENT AND RENEWAL OF BLIGHTED AREAS; DOWNTOWN REVITALIZATION. 
MULBERRY SHALL PROTECT THE QUALITY OF ITS NEIGHBORHOODS THROUGH CONTINUED CODE 

ENFORCEMENT, SITE PLAN REVIEWS, AND THE COMMUNITY DEVELOPMENT BLOCK GRANT PROGRAM FOR 

THE RENEWAL AND REDEVELOPMENT OF BLIGHTED AREAS.  THE CITY, THROUGH THE POLK COUNTY 

COMMUNITY DEVELOPMENT BLOCK GRANT PROGRAM AND CODE ENFORCEMENT ACTIVITIES, WILL 

REHABILITATE OR DEMOLISH AND REPLACE EIGHT SUBSTANDARD HOUSING UNITS ON AN ANNUAL BASIS. 
 
OBJECTIVE 3: ELIMINATION OF INCOMPATIBLE USES.   THE CITY SHALL ELIMINATE EXISTING LAND USES 

AND ZONING THAT ARE INCONSISTENT WITH THE LAND USE CLASSIFICATIONS OF THE COMPREHENSIVE 

PLAN. 
 
OBJECTIVE 7: LAND DEVELOPMENT REGULATIONS AND URBAN FORM.  MULBERRY SHALL PERMIT 

INNOVATIVE DEVELOPMENT TECHNIQUES SUCH AS PLANNED UNIT DEVELOPMENTS, CLUSTER 

DEVELOPMENTS, DENSITY BONUSES, ON-SITE TRAFFIC CONTROL, AND LIMITATIONS OF DRIVEWAY AND 

ROAD ACCESS TO ARTERIAL AND COLLECTOR HIGHWAYS. THE CITY'S LAND DEVELOPMENT REGULATIONS 

SHALL SET FORTH THE CRITERIA FOR UTILIZING SUCH DEVELOPMENT TECHNIQUES. 
 
INFRASTRUCTURE ELEMENT GOAL: IT SHALL BE A GOAL OF THE CITY OF MULBERRY TO PROVIDE ITS 
CITIZENS PUBLIC SERVICES IN SUCH A MANNER THAT THE DELIVERY OF THESE SERVICES PROTECTS 
INVESTMENTS THROUGH FISCAL RESPONSIBILITY, PROMOTES ORDERLY GROWTH AND 
REDEVELOPMENT OF THE CITY, AND ENSURES THE PROTECTION AND PRESERVATION OF THE 
ENVIRONMENT. 
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Table 2 - FLUM Comparison 

FLU        CRA 
 

       City 

 
Density/Intensity Acreage* % Acreage* % 

Water  6.7 0.3 6.7 0.2 

CBD 2 FAR 25.8 1.2 25.8 0.6 

CON 1 unit/20 ac 121.9 5.6 122 2.9 

HC 0.5 FAR 244.7 11.2 290.4 6.9 

HDR 16 units/ac 237.3 10.9 239 5.6 

IND 1 FAR 378.8 17.3 379.3 9.0 

LDR 5units/ac 431.4 19.8 549.8 13.0 

MFH 8 lots/ac 46.6 2.1 285.7 6.7 

NA  56.6 2.6 176.9 4.2 

PBG 2 FAR or 1 unit/10ac 7.4 0.3 138.8 3.3 

PUD-R 7.5 units/ac 569.3 26.1 1339.9 31.6 

REC 1 unit/10 ac 57.1 2.6 680.8 16.1 
*ONLY INCLUDES PARCELS WITH A LAND USE DESIGNATION.  DOES NOT INCLUDE RIGHT-OF-WAYS, 

EASEMENTS, AND OTHER AREAS WITHIN THE COMPLETE DIGITIZED CITY BOUNDARY 

 
The City of Mulberry 2030 Comprehensive Plan establishes the following land use categories for the 
purpose of managing future growth and to provide for the needs of its residents. 
 
1) Low-Density Residential: Permitted uses include one single family dwelling unit on each lot and structures 
accessory to the residential use. Minimum lot size shall be 7,500 square-feet; maximum density may not exceed 
five units per acre. 
 
2) High-Density Residential: Permitted uses include single-family dwelling units, duplexes, and multi-family 
dwelling units, and accessory structures. Minimum lot size shall be: 6,000 square-feet for single family units, with 
a maximum density of seven units per gross acre; 7,500 square-feet for duplexes; 10,000 square-feet for multi-
family 
dwelling units, or 16 units per gross acre. 
 
3) Manufactured Home Planned Development: Permitted uses include dwelling units that are transportable 
in one or more sections, built on a metal frame and designed to be used as a residential dwelling with or without 
a permanent foundation, and noncommercial recreational facilities. Planned development projects shall include 
dwelling units designed as a component of a master development rather than as a single structure on a single lot. 
The overall density of a manufactured home planned development project shall not exceed eight (8) 
manufactured homes or manufactured home lots per gross acre. Development of Manufactured Home Planned 
Developments 
(MHPDs) shall also be subject to the following guidelines:  

a) MHPDs shall be located immediately adjacent to arterials or collectors, or provide a transition from a 
higher to a lesser density or intensity of use; 
b) Land uses shall be appropriately buffered within the MHPD, and the MHPD shall be appropriately 
buffered from adjacent land uses; 
c) MHPDs shall require a site plan, including a compatibility analysis of adjacent uses; 
d) Subject to compatibility criteria and site plan review, lower order services and goods, such as 
professional offices, financial institutions, convenience, grocery, and drug stores are permissible; 
e) Commercial land uses shall not exceed 25 percent of the total site; and 
f) A minimum of 10 percent of the total site shall consist of open space and/or passive recreation uses. 
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4) Central Business District: This classification permits the linear development of commercial activities along 
S.R. 37 and is designed to prohibit retail establishments requiring large land areas for storage or display. Permits 
office and retail and provides a compatible transition between commercial and residential land uses. Proposed 
developments shall be individually evaluated and approvals shall be limited pending on a demonstrated need for 
such uses. The floor area ratio in this classification shall not exceed 2.0. 
 
5) Highway Commercial: Permits office, retail, wholesale and related commercial activities that are conducive 
to commercial center development including big box retail grocery and general merchandise stores and home 
improvement/ garden stores. Permits indoor recreation uses that require large land areas for large facilities 
such as 
bowling alleys and skating rinks. Permits more intensive commercial activities than Central Business District. 
Frontage roads, shared access and other measures to maintain and improve level of service are required in this 
land use category. The floor area ratio in this classification shall not exceed 0.5. 
 
6) Industrial: Permitted uses include manufacturing and processing activities, wholesale storage and 
warehousing. Designed to promote the efficient use of infrastructure and allow the location of new industries in 
areas with existing industrial land uses and supporting facilities. Designed to promote employment opportunities 
and to diversify the economic base. The floor area ratio in the Industrial category shall not exceed 1.0. 
 
7) Outdoor Recreation: Permitted uses include publicly-owned and privately-owned properties that are open to 
recreation use by the general public for free or for an admission fee, such as: golf courses; tennis and racquetball 
centers and facilities; ballfields and associated concessions, parking and facilities; water sports; jogging and bike 
trails with exclusive right-of-way; motor sports tracks and recreation areas; and other similar facilities and uses. 
The map symbol shall be “OR” and shall be so designated on the Future Land Use Map. The approximate rate of 
Density/Intensity for this land use category shall not exceed one residential unit per ten acres for a caretaker; 
and 2,000 square feet of non-residential building area per acre. 
 
8) Public Buildings and Grounds: Permitted uses include schools; government buildings; fire and police 
stations; with its associated buildings and grounds, such as community centers, city pools, parks, playgrounds, 
courts, ballfields, indoor recreation facilities, nature preserves; all city, county, state and national parks located 
within the 
City limits; and, open space. The floor area ratio for public buildings shall not exceed 2.0; density shall not exceed 
one single family dwelling unit per ten acres for a caretaker on public recreation lands or on school grounds. 
 
9) Conservation: The primary function of the Conservation designation is to protect natural resources, lake 
water quality and groundwater quality. The conservation designation includes land within wetlands and the 
100-year floodplain. Residential, commercial, industrial and agricultural land uses are not permissible on lands 
designated 
Conservation. Recreational land uses, such as boat docks, trails, parks, and public beaches are permissible, 
provided that as little of the land as possible is disturbed during construction; and provided that the activity will 
not degrade or harm the natural resource. A residence for a park ranger or caretaker is permissible at one unit 
per twenty acres. The Floor Area Ratio is 0.001 for public conservation areas. 
 
10) Agriculture: This district provides for rural, low intensity agricultural types of uses within the City limits of 
Mulberry. Specific development patterns will be determined by individual development site characteristics and 
the feasibility of providing public services and facilities, either by the city or by private developers. Permitted 
uses 
include agriculture and agriculture-related activities, public facilities and single-family residential. Residential 
densities shall not exceed one unit per five acres. Agricultural activities, such as ranching and farming, shall be 
permitted as the principal use and without a dwelling unit required. 
 
11) Residential Planned Unit Development: The Residential Planned Unit Development future land use 
category is designed to allow for development not recognized by other land use categories in this Policy, 
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consistent with density allocation and other policies in the Mulberry Comprehensive Plan. The intent of the 
category is to:  

a) Permit planned residential communities having an overall integral development pattern; 
b) Create an overall neighborhood approach to development; 
c) Promote innovative development techniques and design flexibility; 
d) Meet the City of Mulberry’s needs to encourage and allow for sizes, setbacks and accessory uses; 
e) Allow the City of Mulberry to approve such uses where found appropriate in a particular location; 
f) Encourage community and developer collaboration in development decisions. 

Existing Land Use and Zoning 

The acreage of the proposed community redevelopment area within the City is approximately 2258 

acres, or 52 percent of the total 4351 acres of the City.  Of a total of approximately 1487 parcels 

within the City limits, approximately 508 parcels remain vacant and 695 parcels contain buildings 

40-years or older.  Almost half of these parcels (313) lie within the Mulberry CRA, mainly within the 

Central Business District.  Map 7 – Buildings 40 Years or Older provides a visual depiction of the 

distribution of improved properties prior to 1974 based on the Polk County Property Appraisers 

dataset.  Building sites are recognized as properties with a building value of greater than 0 and all 

other properties are considered vacant.   

 

Table 3 – Existing Land Use 

 

 

 

 

 

Specifically, almost half of the existing building sites were developed prior to current building, 

planning, community design and environmental standards and may be “grand-fathered” against 

current development standards.  Lot location, size and ability to support redevelopment are key 

determining factors when considering the likelihood of redevelopment.  If lots are irregular in 

shape or size (not square or rectangular), it is difficult to meet current building, fire, land 

development and zoning code requirements.  Irregular parcel configurations also make it necessary 

to acquire additional lands to accommodate a modest redevelopment plan.  If ownership is 

fragmented as well, property acquisition is difficult and serves to stunt redevelopment activity. 

In addition, a majority of parcels have been identified as underdeveloped which includes sites that 

may have an existing use but either do not utilize a significant portion of the lot or are developed 

with uses or intensities at less than what is permitted under the Zoning Code (i.e., residential 

structure in a commercial zoning district, non-structured surface parking facility, etc.).  

Underdeveloped may also refer to the condition wherein the parcels may not reflect development 

 
CRA City 

 
Parcels 943 1487 52% 

Buildings 538 979 55% 

Buildings 40+ 313 695 45% 

Vacant 405 508 80% 

    
Based on Polk County Property Appraiser data, 2014 
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patterns that approach a total buildable yield (i.e., development square footage or assessed value of 

improvements at or above the median development permitted by code).     

The districts reviewed as potential redevelopment areas contain a mix of zoning classifications, 

with the majority identified as Commercial, Industrial, and Planned Development as shown on 

Figure 1 – Zoning Map.  The identified classifications are mostly consistent with existing uses and 

desired opportunities for economic development, employment and service needs for the 

surrounding community.  A separate review of existing zoning code provisions has confirmed 

several internal inconsistencies within the code and some barriers to redevelopment that should be 

addressed during the CRA master plan process.  As part of the evaluation of redevelopment 

alternatives, consideration of creating new implementation zoning districts, or overlays, which can 

serve to encourage redevelopment of these areas, may be considered.  

Figure 1 - Zoning Map 

The results of the independent analysis of the existing land use and lot layout confirms that they 

contribute to the area’s conditions to such a degree as to demonstrate that the following statutory 

criteria for establishment of the redevelopment area are met: 

 

 Predominance of defective or inadequate street layout, parking facilities, roadways, or 

public transportation facilities;  

 Faulty lot layout in relation to size, adequacy, accessibility, or usefulness;  

 Inadequate and outdated building density patterns.  
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Transportation Network        

Physical review of the existing conditions of the general transportation and mobility network 

within the City served to highlight several benchmarks for consideration in the proposed 

redevelopment area based upon statutory criteria 163.340 (8)(a) “Predominance of defective or 

inadequate street layout, parking facilities, roadways, bridges, or public transportation facilities”.   

A disconnected system that does not allow for easy movement between destinations is reflected in 

the historical design of the City which has created a hindrance to achieve vehicle interconnections.  

In particular, locations and amount of driveway connections to public roadways, inadequate 

parking facilities, lack of or poor sidewalk network and a lack of bicycle facilities lead to these 

conditions which are well documented within the Mulberry CRA.  In some cases existing streets 

remain unimproved or in a deteriorating condition that limits access and desirability of the area for 

new uses.   

The lack of a viable, comprehensive system of accessible sidewalks, bicycle facilities, 

and dedicated transit facilities creates additional provisions for finding that the 

statutory criteria for establishment of the redevelopment area are supported.  There 

are several links of existing sidewalks that are not only sub-standard in respect to 

current design standards, but many areas are missing within the Central Business and 

North Mixed Use Districts and should be redesigned to serve the transportation needs 

of the supporting residential areas.  In addition, no dedicated bicycle routes were 

identified within the City, resulting in an unsafe transportation mode within the City 

streets and rights-of-way.  Furthermore, Polk County Transit only provides a single 

dedicated route with four stops along SR 37 through Mulberry as shown in Figure 2 – 

Polk County Bus Service through Mulberry. Additional multi-modal services, with a 

linked network of sidewalks/ped ways, would provide much needed safe 

transportation options to the area.  

The City of Mulberry participated in the Polk County Complete Streets Initiative 

several years back, though they have not enacted any of the policies.  Adopting a strong 

Complete Streets land development code would provide the first step towards 

implementation of a corridor designed for all users. 

In accordance with the Polk County Transportation Planning Organization (TPO) 

Transportation Improvement Program for the fiscal years 2013 – 2018, several 

projects have been dedicated to improving the future pedestrian network within the City. 

1. A resurfacing project on SR 60 from Diesel Road past the eastern City limits will include an 

improved pedestrian crossing at the Mulberry railroad crossing, sidewalk and curb ramp 

improvements, new sidewalk construction from NW 8th Ave to NW 4th Ave, and the 

addition of dedicated bike lanes. 

2. A new sidewalk will be built on SR 37 from Anglers Green to Shepherd Road, approximately 

1.655 mile of five-foot wide concrete sidewalk on the west side of the road.  The project will 

also include reconstruction of the bus stop South of Shepherd Road and curb ramps. 

Figure 2 - Polk 
County Bus Service 
through Mulberry 
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Physical reviews of the proposed community 

redevelopment area also identified driveway connections 

that do not meet current driveway separation or 

intersection separation criteria and accepted right-of-way 

design standards.  Multiple driveway connections within 

limited distances may contribute to poor traffic circulation 

by creating potential vehicle and pedestrian or bicycle 

conflicts, poor sight triangle visibility or difficulty in 

achieving accessible routes. 

A review of the proposed community redevelopment area 

confirmed numerous locations where nonconforming 

conditions occurred in relation to parking.  These instances 

include parking within or upon drainage and stormwater 

conveyance and 

treatment areas, 

sidewalk and 

pedestrian ways, 

as well as encroachments upon setback or buffer areas 

required by the City’s land development regulations.  

Properties with these conditions are considered 

nonconforming to the existing City land development 

regulations. 

Existing traffic volume and circulation within the proposed 

redevelopment area can contribute to actual or perceived 

barriers to redevelopment and private reinvestment within 

an area.  Congested road systems, level of service, 

interconnected resources, and traffic speeds were 

identified as areas not meeting community standards 

within the Mulberry CRA boundary. In accordance with the 

Florida Department of Transportation (2012), the City of 

Mulberry experiences heavy volumes of vehicular and 

truck traffic at the crossroads of SR 37 and SR 60 in relation to other areas of the County and City.  

Figures 3 and 4 provide the digitized Auto and Truck Traffic volumes through the City.  The 

following data shown in Table 4 – Summary of Traffic Volumes supports the findings of 

inadequate street functional layout to handle the volume of truck and vehicular traffic through the 

center of the City creating safety, accessibility, and deterioration of the corridors for multiple users.  

 

 

 

Figure 3 -Mulberry Auto Traffic per 
FDOT 2012 

Figure 4 - Mulberry Truck Traffic per 
FDOT 2012 
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Table 4 - Summary of Traffic Volumes 

FDOT ONLINE (2012) 

The results of the independent analysis of the existing transportation network confirm that it 

contributes to the area’s statutory findings for establishment of the redevelopment area by the 

following criteria:   

 Predominance of defective or inadequate street layout, parking facilities, roadways, bridges, or 

public transportation facilities;  

 Faulty lot layout in relation to size, adequacy, accessibility, or usefulness; 

 Unsanitary or unsafe conditions 

 

Code Enforcement 

 

Another key series of factors identified within the Florida Statutes 163.340 (8) include “Unsanitary 

or unsafe conditions (d); Deterioration of site or other improvements (e); and A greater number of 

violations of the Florida Building Code in the area than the number of violations recorded in the 

remainder of the municipality (l).” Code Enforcement activities can be the result of property 

maintenance issues, overgrown vegetation, illegal storage of materials, and also include building 

and structural deficiencies.  In addition to the “windshield survey” performed of the study area, City 

staff confirmed the increased numbers of violations within the proposed community 

redevelopment area through detailed logs of violations and code enforcement activities as shown in 

Table 5 – Code Enforcement Activity.  Between 2010 and 2013, over 90 percent of the City’s Code 

Enforcement activity occurred within the proposed Mulberry CRA boundary.  In addition, of the 50 

demolition tickets issued for removal of unsafe and unsanitary structures since 2006, 76% were 

within the Mulberry CRA boundary.   

 

The overall aesthetic and physical condition of an area can impact future redevelopment by the 

private sector by limiting new or expanded business investment, general upkeep of existing 

properties, or construction and renovation of private residences.  Based on interviews with City 

Code Enforcement and Building staff, and as observed during the windshield surveys, conditions 

were identified that predominantly related to the maintenance of yards, building/structural 

deterioration, illegal parking, illegal use of the property inconsistent with City codes, and non-

conforming signage. It was observed in throughout the Mulberry CRA that there are a substantial 

number of deteriorating structures, and vacant and underutilized properties which are contributing 

to conditions not supportive of redevelopment and community standards.  

Daily Truck 
Trips on SR 60 

Daily Truck 
Trips on SR 37 

AADT (Annual 
Average Daily 

Traffic) East of SR 
37 on SR 60 

AADT West of 37 
on SR 60 

AADT South of 
SR 60 on SR 37 

AADT North of 
SR 60 on SR 37 

3000 1000 18,000 18,000 10,000 22,000 
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As reflected in Table 5, as economic activity declines, more property vacancies tend to occur and 

this in turn may lead to a decline in property value.  To compound the decline in value, maintenance 

budgets may be the first to be reduced or eliminated, leading to further declines in the property, 

specifically a decline in appearance.  Cities require certain standards with regards to property 

maintenance and enforce them through regular code enforcement activities. Code enforcement can 

be used as tool in conjunction with other techniques to assist in the redevelopment of targeted 

areas. 

Table 5 – Code Enforcement Activity 

% OF TOTAL 
VIOLATIONS 

Central 
Business 
District 

Industrial 
District 

North Mixed 
Use District 

 

2010 10% 40% 
25% 

 

2011 5% 0% 
45% 

 

2012 8% 5% 
44% 

 

2013 10% 0% 
45% 

 

Total Structure 
Demolitions 

since 2006 = 35 
22 (63%) 1 (3%) 12 (34%) 

CODE ENFORCEMENT STATISTICS, City of Mulberry Building Department, 2014 

The results of the independent review relative to existing code violations confirm that the following 

Statutory criteria for establishment of a redevelopment area are met: 

 

 Inadequate provision for ventilation, light, air sanitation, or open spaces; 

 The existence of conditions that endanger life or property by fire or other causes; 

 Unsanitary or unsafe conditions; 

 Deterioration of site or other improvements; 

 A greater number of violations of the Florida Building Code in the area than the number of 

violations recorded in the remainder of the municipality. 

 

Criminal Activity 

The incidence of crime in an area as compared to the municipality as a whole (F.S. 163.340(8)(j)) is 

an integral component in determining the overall applicability for a designation as a community 

redevelopment area.  An objective in community redevelopment is the effort to reverse the 

perception of crime in the redevelopment area, the deterioration of properties and to provide for 

the public health, safety, welfare and morals of the community. Areas with increased crime can 

serve as a deterrent to reinvestment in properties and redevelopment activities, and lead to further 

deterioration of properties within the community.  
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The Polk County Sheriff’s Office provided the total reported incidents of crimes logged in the City of 

Mulberry for 2013.  Of the 262 reported crimes, 164 occurred in the Mulberry CRA boundary, or 

approximately 63%.  Table 6– Crime Statistics identifies the respective crime and reported 

numbers for the entire City.  When broken down into the respective districts within the proposed 

CRA boundary, the Central Business District contained approximately 40% of the crime incidents, 

the North Mixed Use District contained approximately 58%, and the Industrial District contained 

approximately 2%.  Therefore a preponderance of the results of the independent review relative to 

the incidence of crime confirms that the following statutory criteria for establishment of a 

redevelopment area are met: 

 

 The existence of conditions that endanger life or property by fire or other causes; 

 Unsanitary or unsafe conditions; 

 Incidence of crime in the area higher than in the remainder of the municipality. 

 

TABLE 6 - Crime Statistics City Wide  

Incident Type # of 

Burglary Business 16 

Burglary Conveyance 8 

Burglary Residence 5 

Grand Theft 15 

Petit Theft 11 

Retail Theft 88 

Vehicle Theft 2 

Robbery 2 

Criminal Mischief 8 

Trespass 6 

Sex Crimes 1 

Assault 2 

Battery 58 

Fraud 40 

Polk County Sherriff Department, 2013 
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Property Valuations and Economic Activity 

An indicator of blight exists when the aggregated assessed values of real property in the area for ad 

valorem tax purposes fail to show a stable increase concurrent with the City and County over prior 

years (F.S. 163.340 (8)(b)).   Property valuation data was collected and analyzed from the Polk 

County Property Appraiser’s Office on behalf of the City.  Property values were analyzed between 

years 2010 to 2014 for the Mulberry CRA boundary area and the City as whole.  As previously 

noted, the Mulberry CRA is approximately 52% percent of the total area of the City.  Table 7 – 

Property Valuation Analysis identifies that overall, properties within the Mulberry CRA 

decreased over 10.6 percent on average during the five-year period as compared to a slight 

increase of 2.3 percent for the entire City during the same period.  This percentage equated to a 

total assessed value decrease within the Mulberry CRA study area by over $9 million whereas the 

City’s Total Assessed Value increased by almost $4,000,000 over the same time period.  One 

anomaly is shown in the West Mixed Use district which contains property owned by one entity.  

During this time period, the property was rezoned from Agricultural to PUD with certain 

development agreements.  This change resulted in a large increase in the properties valuation.   

Table 7 – Property Valuation Analysis 

Polk County Property Appraiser’s Office, 2014 

Within the proposed redevelopment area the trend shows that the property values are either 

decreasing or not increasing at rates similar to other areas of the City.  Property values were further 

analyzed between years 2010 to 2014 for randomly selected properties within the Mulberry CRA.   

Selected Property Valuation Analysis found in Appendix A shows that over a five year period, 

2010 - 2014, the average percentage change of the selected properties show a decline of 

approximately 38%.  As identified within Table 7 and supported by Appendix A, the proposed 

redevelopment area has suffered depreciation in value over the past five years. A key characteristic 

in the establishment of a community redevelopment area is the failure of real property to increase 

over the five (5) years prior to the finding as compared to adjacent areas in the City.   

As economic activity declines, more property vacancies tend to occur, and this in turn may lead to 

property value declines as maintenance budgets might have to be cut and the sites become prime 

targets for vandalism. A windshield survey of vacancy rates within the Mulberry CRA indicated the 

following percentages: 

 

District Acreage Parcel Count 2010 2014 
Percent 

Change 

Central Business 598.4 728 $55,699,327 $47,437,389 -14.8% 

Industrial 235.2 97 $14,416,992 $14,454,322 +0.26% 

North Mixed Use 839.8 87 $15,428,868 $13,987,838 -9.3% 

West Mixed Use 582.0 18 $235,990 $849,788 +72% 

Total CRA 2258.2 930 $85,781,177 $76,729,337 -10.6% 

Total City 4351.4 1,480 $168,122,258 $172,092,814 +2.3% 
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 Central District: 25%-35% retail, commercial and industrial 

 North District: 35%-45% of retail, commercial and industrial  

 Industrial District: 15%-25% of industrial properties in the Industrial Park.  Another 25%-

35% are undeveloped. 

 

Therefore a preponderance of the results of the independent review relative to the incidence of 

property valuation confirms that the following statutory criteria for establishment of a 

redevelopment area are met: 

 Aggregate assessed values of real property in the area for ad valorem tax purposes have failed 

to show any appreciable increase over the 5 years prior to the finding of such conditions; 

 Residential and commercial vacancy rates higher in the area than in the remainder of the 

municipality; 

Nonconformities    

Nonconformities in relation to approved permitting requirements or zoning codes are evident 

within the proposed redevelopment area.  For example, a parcel of land may have made 

improvements before the current zoning ordinances made the desired use non-conforming under 

local law.  Or regulations have been modified that make it difficult to improve or redevelop in 

accordance to today’s standards.  Nonconformities that may be considered factors in meeting the 

statutory criteria are as follows: 

 

Stormwater Management 

 

Prior to the City’s and State’s current design standards were enacted, historical 

development within the proposed community redevelopment area constructed properties 

which may lack adequate stormwater management facilities.  These properties are 

nonconforming to local and state regulatory requirements.  Pending changes to strengthen 

statewide stormwater management regulations will likely create additional impediments to 

redevelopment.  Often these constraints can serve to delay or prevent financially feasible 

redevelopment of existing properties. 

 

In particular, physical conditions were noted where existing stormwater management 

facilities are not under proper maintenance and exhibit conditions that may contribute to 

on-street and adjoining property ponding or flooding.  These conditions, together with 

adverse discharge, impact the surface water system which is important to the local 

community potable water source.  Examples include: standing water, damaged inlet 

structures, clogged piping, and inappropriate use of facilities (parking, storage, etc.).  

Establishment of the community redevelopment area and evaluation of an area-wide, 

comprehensive stormwater management strategy are appropriate efforts in support of 

economic revitalization. 
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An assessment of stormwater structures was made during the 2012 Southwest Florida 

Water Management District (SWFWMD) Christina Watershed Flood Study.  Over 149 

inspection sites were performed on existing stormwater facilities within the City of 

Mulberry; 86 sites were located within the proposed Mulberry CRA boundary (58%).  The 

following summarizes the analysis made by the stormwater inspection team: 

 Stormwater facilities on 29 sites were found in good condition (34%); 

 Stormwater facilities within the Central Business District found 21 (24%) sites in poor 

condition; 

 Stormwater facilities within the North Mixed Use District found 7 (8%) sites in poor 

condition; 

 Stormwater facilities within the Industrial District found 29 (34%) sites in poor 

condition. 

Brownfields  

Brownfields are often defined as barriers to redevelopment since they are generally 

abandoned or under-used industrial and commercial facilities and sites where 

redevelopment is complicated by real or perceived environmental contamination.  

Brownfield sites usually exist in a community’s industrial sections or commercial corridors, 

such as abandoned factories or commercial buildings. However, Brownfields sites may also 

be found in many older residential neighborhoods.  Former dry cleaning establishments or 

gas stations often produced high levels of subsurface contaminants during prior operations. 

Some agricultural and mining uses also produced potential Brownfields. Many such sites sit 

idle and unused for decades because of fears that the cost of cleanup is more than the land 

would be worth after the remediation of contaminants.  Contaminated or potentially 

contaminated sites often provide the potential to become blighted if a municipality does not 

intervene.  Lack of access, infrastructure and cost of repurposing the site after cleanup costs 

may be prohibitive.   

The Central Florida Regional Planning Council (CFRPC) received a Brownfields Assessment 

Coalition Grant in 2009 from the US Environmental Protection Agency (EPA) to undertake a 

program known as the Heartland Brownfields Revitalization Partnership (HBRP). The grant 

helped Polk County, and the Cities of Fort Meade and Mulberry, conduct environmental 

assessments and reuse planning to put economically-obsolete properties back into 

productive use. With the cooperation of the property owners, sites were assessed for the 

historical potential for environmental contamination, and to conduct field testing of soil, 

water and buildings if needed.   

In March 2010, an area map of all sites listed on Federal, State and/or Local database of 

hazardous material handlers or potentially contaminated properties within a one mile 

radius of the City of Mulberry municipal limits was produced. 

Federal, State, tribal and local government database records maintained by various agencies 

was reviewed to create this inventory. The databases maintain information regarding 
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regulatory listed (tracked) sites located within the study area. Through this research, data is 

compiled which identifies GIS regulatory data layers (for instance, locations of Underground 

Storage Tanks a.k.a UST sites) and maps are provided for each of these data layers.   

The Listed Sites Radius Map in Figure 5 shows a distribution of listed sites throughout the 

City and within a one mile radius of the municipal boundaries.  However, almost 100% of 

the sites shown within the City limits are located within the proposed Mulberry CRA. 

The results of the independent review relative to existing nonconformities confirm that the 

following statutory criteria for establishment of a redevelopment area are met: 

 Inadequate provision for ventilation, light, air sanitation, or open spaces; 

 The existence of conditions that endanger life or property by fire or other causes; 

 Faulty lot layout in relation to size, adequacy, accessibility, or usefulness;  

 Unsanitary or unsafe conditions;  

 Diversity of ownership or defective or unusual conditions of title which prevent the fee 

alienability of land within the deteriorated or hazardous area; 

 Governmentally owned property with adverse environmental conditions caused by a 

public or private entity. 
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Figure 5 Listed Sites Radius Map 

 

SUMMARY OF FINDINGS 

Based upon an independent assessment of qualifying conditions included in the statutory 

definitions for the proposed Mulberry CRA Study Area, the boundary identified exceeds the 

requirements for establishing a community redevelopment area as defined by Chapter 163, Part III 

Florida Statutes.  The City has identified compliance with no less than four (4) and in most cases 

eight (8) or more of the required indicators to qualify the area for consideration pursuant to the 

requirements of the Florida Community Redevelopment Act (Chapter 163, Part III, Florida 

Statutes).   

 

A Summary of the Findings has been presented in Table 8.  Appendix B presents the CRA 

Existing Conditions for all four districts within the Mulberry CRA.   
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TABLE 8 

PROPOSED COMMUNITY REDEVELOPMENT AREA DISTRICTS 
& QUALIFYING CONDITIONS SUMMARY 

 
 

 
 

 

 

 

 

 

 

QUALIFYING 
CONDITION 

CENTRAL 
BUSINESS 
DISTRICT 

INDUSTRIAL 
DISTRICT 

NORTH MULTI-
USE DISTRICT 

WEST MULTI-
USE DISTRICT 

Property/Life 
Endangering Conditions 

    

Defective/Inadequate 
Street Condition 

    

Defective/Inadequate 
Parking 

    

Defective/Inadequate 
Public 
Transportation/Sidewalks 
and Bicycle Facilities 

    

Property Values or Lease 
Rates 

    

Faulty Lot Layout     

Unsanitary or Unsafe 
Conditions 

    

Defective/Inadequate 
Stormwater or other 
utilities 

    

Deterioration of Site 
Conditions, Code 
Violations 

    

Inadequate or Outdated 
Building Patterns 

    

Adverse Environmental 
Conditions 

    

Incidence of crime and 
emergency calls 

    

Estimated Vacancy Rates     
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CRA IMPLEMENTATION OVERVIEW 

Tax Increment Financing 

Tax Increment Financing (TIF) provides most of the funding for the community redevelopment 

area.  This special funding tool sets aside into a redevelopment trust fund all increases in taxes 

within the community redevelopment area over and above the amount assessed during the year the 

community redevelopment area was established.  The year the community redevelopment area was 

established is the "base year."  A portion of any increases in taxes beyond the base year are 

provided to the redevelopment fund. Therefore, as the taxable property values increase due to 

redevelopment projects, the redevelopment fund also increases.  Tax increment financing is not an 

additional tax to the property owner. 

Since all the monies used in financing community redevelopment area activities are locally 

generated, Community Redevelopment Agencies are not overseen by the state, however 

redevelopment plans must be consistent with local government comprehensive plans, and funds 

derived from within the community redevelopment area must be used to benefit the targeted 

redevelopment area.  

It is important to note that property tax revenue collected by the School Board and any special 

district, such as for libraries, are not affected under the tax increment financing process.  Funds are 

deposited to a trust fund by the taxing entities (city and county), after monies are received from the 

tax collector. The tax increment revenues can be used immediately as they are received to 

undertake planning studies or capital projects or other programs that serve the community 

redevelopment area.  In addition, these funds can be saved for a particular project or can be bonded 

to maximize the funds available.  All funds received from a tax increment financing area must be 

used for specific redevelopment purposes within the targeted area and not for general government 

purposes. 

Table 9 provides the Mulberry CRA 30-Year TIF Projection for a 1% growth over the life of the 

CRA.  Several known assumptions have been used in order to formulate the projection including:  

   
    
 Base year value (CRA area) $76,729,337 
 Annual growth in value: 1.00% 
 CRA TIF capture percentage 95.00% 
 City ad valorem (mills) 7.9000 
 County ad valorem  5.6665 
  (general fund only) 
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Table 9 – Mulberry CRA 30-Year TIF Projections 

Year 
Tax 
year 

Taxable value 
Value 

Increment 

Total 
Revenue 
from City 

Total 
Revenue 

from County 

95% of City 
Revenue 

 

95% of 
County 

Revenue 

95% of 
Total TIF 
Revenue 

Base 2014 $76,729,337             

1 2015 $77,496,630 $767,293 $6,062 $4,348 $5,759 $4,130 $9,889 

2 2016 $78,271,597 $1,542,260 $12,184 $8,739 $11,575 $8,302 $19,877 

3 2017 $79,054,313 $2,324,976 $18,367 $13,174 $17,449 $12,516 $29,965 

4 2018 $79,844,856 $3,115,519 $24,613 $17,654 $23,382 $16,771 $40,153 

5 2019 $80,643,304 $3,913,967 $30,920 $22,178 $29,374 $21,070 $50,444 

6 2020 $81,449,737 $4,720,400 $37,291 $26,748 $35,427 $25,411 $60,837 

7 2021 $82,264,235 $5,534,898 $43,726 $31,363 $41,539 $29,795 $71,335 

8 2022 $83,086,877 $6,357,540 $50,225 $36,025 $47,713 $34,224 $81,937 

9 2023 $83,917,746 $7,188,409 $56,788 $40,733 $53,949 $38,696 $92,645 

10 2024 $84,756,923 $8,027,586 $63,418 $45,488 $60,247 $43,214 $103,461 

11 2025 $85,604,493 $8,875,156 $70,114 $50,291 $66,608 $47,777 $114,385 

12 2026 $86,460,537 $9,731,200 $76,876 $55,142 $73,033 $52,385 $125,417 

13 2027 $87,325,143 $10,595,806 $83,707 $60,041 $79,522 $57,039 $136,561 

14 2028 $88,198,394 $11,469,057 $90,606 $64,989 $86,075 $61,740 $147,815 

15 2029 $89,080,378 $12,351,041 $97,573 $69,987 $92,695 $66,488 $159,182 

16 2030 $89,971,182 $13,241,845 $104,611 $75,035 $99,380 $71,283 $170,663 

17 2031 $90,870,894 $14,141,557 $111,718 $80,133 $106,132 $76,126 $182,259 

18 2032 $91,779,603 $15,050,266 $118,897 $85,282 $112,952 $81,018 $193,970 

19 2033 $92,697,399 $15,968,062 $126,148 $90,483 $119,840 $85,959 $205,799 

20 2034 $93,624,373 $16,895,036 $133,471 $95,736 $126,797 $90,949 $217,746 

21 2035 $94,560,617 $17,831,280 $140,867 $101,041 $133,824 $95,989 $229,813 

22 2036 $95,506,223 $18,776,886 $148,337 $106,399 $140,921 $101,079 $242,000 

23 2037 $96,461,285 $19,731,948 $155,882 $111,811 $148,088 $106,221 $254,309 

24 2038 $97,425,898 $20,696,561 $163,503 $117,277 $155,328 $111,413 $266,741 

25 2039 $98,400,157 $21,670,820 $171,199 $122,798 $162,640 $116,658 $279,297 

26 2040 $99,384,158 $22,654,821 $178,973 $128,374 $170,024 $121,955 $291,979 

27 2041 $100,378,000 $23,648,663 $186,824 $134,005 $177,483 $127,305 $304,788 

28 2042 $101,381,780 $24,652,443 $194,754 $139,693 $185,017 $132,708 $317,725 

29 2043 $102,395,598 $25,666,261 $202,763 $145,438 $192,625 $138,166 $330,791 

30 2044 $103,419,554 $26,690,217 $210,853 $151,240 $200,310 $143,678 $343,988 

  
30-

YEAR 
TOTALS 

    $3,111,271 $2,231,648 $2,955,707 $2,120,065 $5,075,773 

Section 163.387(1), Florida Statutes provides the following guidance for determining the TIF: 

The annual funding of the redevelopment trust fund shall be in an amount not less than that 

increment in the income, proceeds, revenues, and funds of each taxing authority derived from 

or held in connection with the undertaking and carrying out of community redevelopment 

under this part. Such increment shall be determined annually and shall be that amount equal 

to 95 percent of the difference between: 
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(a) The amount of ad valorem taxes levied each year by each taxing authority, 

exclusive of any amount from any debt service millage, on taxable real 

property contained within the geographic boundaries of a community 

redevelopment area; and 

(b) The amount of ad valorem taxes which would have been produced by the 

rate upon which the tax is levied each year by or for each taxing authority, 

exclusive of any debt service millage, upon the total of the assessed value 

of the taxable real property in the community redevelopment area as 

shown upon the most recent assessment roll used in connection with the 

taxation of such property by each taxing authority prior to the effective 

date of the ordinance providing for the funding of the trust fund. 

Funds deposited in the redevelopment trust fund may be expended only within the boundary of the 

redevelopment area and as described in the approved redevelopment plan. These requirements are 

articulated in Section 163.387(6), Fla. Stat., as follows: 

(a) Administrative and overhead expenses necessary or incidental to the implementation 

of a community redevelopment plan adopted by the agency. 

(b) Expenses of redevelopment planning, surveys, and financial analysis, including the 

reimbursement of the governing body or the community redevelopment agency for 

such expenses incurred before the redevelopment plan was approved and adopted. 

(c) The acquisition of real property in the redevelopment area. 

(d) The clearance and preparation of any redevelopment area for redevelopment and 

relocation of site occupants as provided in s. 163.370. 

(e) The repayment of principal and interest or any redemption premium for loans, 

advances, bonds, bond anticipation notes, and any other form of indebtedness. 

(f) All expenses incidental to or connected with the issuance, sale, redemption, retirement, 

or purchase of agency bonds, bond anticipation notes, or other form of indebtedness, 

including funding of any reserve, redemption, or other fund or account provided for in 

the ordinance or resolution authorizing such bonds, notes, or other form of 

indebtedness. 

(g) The development of affordable housing within the area. 

(h) The development of community policing innovations. 

Community Redevelopment Agency 

The activities and programs offered within a Community Redevelopment Area are administered by 

the Community Redevelopment Agency that is locally established when the CRA is designated.  

Typically a five- to seven-member CRA “Board” created by the local government directs the agency 
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or serves as an advisory board to the elected officials serving as the CRA Board.  The CRA Board can 

be comprised of local government officials and/or other individuals appointed by the city.   

The Mulberry City Commission will need to determine the composition of the CRA Board and 

whether the City Commission will serve as the CRA Board.  Should the City Commission elect to 

serve as the CRA Board, the City will need to develop specific policies and procedures to ensure that 

the CRA Board functions are appropriately and independently undertaken separate from the 

customary City Commission responsibilities.  Examples include special meeting notices, separate 

minutes of the CRA Board, and separate tracking of CRA expenditures and activities.  Existing city 

staff may be assigned responsibilities to coordinate CRA actions as the program develops.  

The CRA has certain powers that the city or county by itself may not do, such as establish tax 

increment financing, and leverage local public funds with private dollars to make redevelopment 

happen.  The CRA term is limited to 30 years, 40 years if extended.  After that time, all 

unencumbered revenues (presumably much increased from the start of the CRA) are retained by 

each taxing entity that contributed to the CRA trust fund. 

Community Redevelopment Plan 

The Community Redevelopment Agency is responsible for developing and implementing the 

Community Redevelopment Plan that addresses the unique needs of the targeted area.  The plan 

includes the overall goals for redevelopment in the area, as well as identifying the types of projects 

planned for the area within a long-term capital improvements program specific to the community 

redevelopment area. 

Projects may include a variety of elements or programs intended to spur private reinvestment in 

the community redevelopment area.  Streetscapes and roadway improvements, building 

renovations, new building construction, flood control initiatives, water and sewer improvements, 

parking lots and garages, neighborhood parks, sidewalks and street tree plantings are typical of 

projects funded by community redevelopment agencies across the state.  The plan can also include 

redevelopment incentives such as grants and loans to private owners and businesses within the 

community redevelopment area for such things as façade improvements, fire suppression 

upgrades, signs, and structural improvements.  The redevelopment plan is a living document that 

can be updated to meet the changing needs within the Community Redevelopment Area; however, 

the boundaries of the area cannot be changed without starting the process from the beginning.   

Steps to Formally Create the CRA 

The City has commenced the process to create a redevelopment area through its actions to engage 

the community in public visioning and the preliminary discussions held with County 

representatives.  The following highlights the next steps required to formally establish the City’s 

CRA’s: 

A. Adopt the Finding of Necessity.  This will formally identify the conditions within the 

targeted area and establish the area boundary.  This report can serve as the basis for 
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considering the necessary formal actions to begin the process to engage the County in its 

review. 

B. Seek and obtain delegation authority from Polk County to establish the Community 

Redevelopment Agency and Tax Increment Finance District. 

C. Establish the CRA Board, the governing body for the CRA. 

D. Develop and adopt the Community Redevelopment Plan.  The plan further defines the needs 

of the targeted area and includes a specific program for encouraging redevelopment in the 

area. 

E. Create a Redevelopment Trust Fund.  Establishment of the Trust Fund enables the 

Community Redevelopment Agency to direct the increase in real property tax revenues 

back into the targeted area. 

 

 

Figure 6 – Community Redevelopment Process 
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APPENDIX A 



NORTH MIXED USE DISTRICT 

MEDIAN LOSS OF 16% OVER 5 YEAR PERIOD 

Address:  East of Church Ave., South of West Carter Rd. 

Parcel Year Year 5 Year Nominal Change 
5 Year Percentage 

Change 

232925141922000030 2010 2014 (2010-2014) (2010-2014) 

Market Value $523,587 $469,068 -$54,519 -10% 

Asssessed Value $523,587 $469,068 -$54,519 -10% 

Taxable Value $523,587 $469,068 -$54,519 -10% 

Address:  West of Church Ave., North of Mulford Rd. 

Parcel Year Year 5 Year Nominal Change 
5 Year Percentage 

Change 

232935000000022020 2010 2014 (2010-2014) (2010-2014) 

Market Value $236,265 $116,950 -$119,315 -51% 

Asssessed Value $155,661 $116,950 -$38,711 -25% 

Taxable Value $155,661 $116,950 -$38,711 -25% 

Address:  East of Church Ave., North of Virginia St. 

Parcel Year Year 5 Year Nominal Change 
5 Year Percentage 

Change 

2330010000000033010 2010 2014 (2010-2014) (2010-2014) 

Market Value $343,740 $302,774 -$40,966 -12% 

Asssessed Value $343,740 $302,774 -$40,966 -12% 

Taxable Value $343,740 $302,774 -$40,966 -12% 

Address:  West of Church Ave., off Mulford Rd. 

Parcel Year Year 5 Year Nominal Change 
5 Year Percentage 

Change 

232935000000023040 2010 2014 (2010-2014) (2010-2014) 

Market Value $47,063 $38,452 -$8,611 -18% 

Asssessed Value $47,063 $38,452 -$8,611 -18% 

Taxable Value $47,063 $38,452 -$8,611 -18% 



CENTRAL BUSINESS DISTRICT 

MEDIAN LOSS OF 13% OVER 5 YEAR PERIOD 

 

 

Residential 
     Address:  East of Church Ave., North of Canal St. 

   
Parcel Year Year 

5 Year Nominal 
Change 

5 Year Percentage 
Change 

 233001144110010040 2010 2014 (2010-2014) (2010-2014) 
 Market Value $35,755 $11,436 -$24,319 -68% 
 Asssessed Value $35,755 $11,436 -$24,319 -68% 
 Taxable Value $35,755 $11,436 -$24,319 -68% 
 

      Address:  East of Church Ave., South of Canal St. 
   

Parcel Year Year 
5 Year Nominal 

Change 
5 Year Percentage 

Change 
 233001142480011040 2010 2014 (2010-2014) (2010-2014) 
 Market Value $81,959 $48,583 -$33,376 -41% 
 Asssessed Value $81,959 $48,583 -$33,376 -41% 
 Taxable Value $81,959 $48,583 -$33,376 -41% 
 

      Address:  East of Church Ave., South of Canal St. 
   

Parcel Year Year 
5 Year Nominal 

Change 
5 Year Percentage 

Change 
 233001142480012061 2010 2014 (2010-2014) (2010-2014) 
 Market Value $28,006 $15,888 -$12,118 -43% 
 Asssessed Value $28,006 $15,888 -$12,118 -43% 
 Taxable Value $28,006 $15,888 -$12,118 -43% 
 

      Non-Residential 
     Address:  East of Church Ave., North of Canal St. 

   
Parcel Year Year 

5 Year Nominal 
Change 

5 Year Percentage 
Change 

 233001144110008061 2010 2014 (2010-2014) (2010-2014) 
 Market Value $41,781 $34,666 -$7,115 -17% 
 Asssessed Value $41,781 $34,666 -$7,115 -17% 
 Taxable Value $41,781 $34,666 -$7,115 -17% 
 

      Address:  East of Church Ave., North of Canal St. 
   

Parcel Year Year 
5 Year Nominal 

Change 
5 Year Percentage 

Change 
 



233001000000022020 2010 2014 (2010-2014) (2010-2014) 
 Market Value $81,927 $72,005 -$9,922 -12% 
 Asssessed Value $81,927 $72,005 -$9,922 -12% 
 Taxable Value $81,927 $72,005 -$9,922 -12% 
 

      Address:  East of Prairie Mine Rd., North of Canal St. 
  

Parcel Year Year 
5 Year Nominal 

Change 
5 Year Percentage 

Change 
 233002144600009030 2010 2014 (2010-2014) (2010-2014) 
 Market Value $31,881 $26,976 -$4,905 -15% 
 Asssessed Value $31,881 $26,976 -$4,905 -15% 
 Taxable Value $31,881 $26,976 -$4,905 -15% 
 

      Address:  East of Prairie Mine Rd., North of Canal St. 
  

Parcel Year Year 
5 Year Nominal 

Change 
5 Year Percentage 

Change 
 233002154500001050 2010 2014 (2010-2014) (2010-2014) 
 Market Value $1,300,792 $1,179,220 -$121,572 -9% 
 Asssessed Value $1,300,792 $1,179,220 -$121,572 -9% 
 Taxable Value $1,300,792 $1,179,220 -$121,572 -9% 
 

       

 

 

 

 

 

 

 

 

 

 

 

 



INDUSTRIAL DISTRICT 

MEDIAN LOSS OF 21% OVER 5 YEAR PERIOD 

Address:  Off Industrial Park Rd. 
   

Parcel Year Year 
5 Year Nominal 

Change 
5 Year Percentage 

Change 

233002000000043010 2010 2014 (2010-2014) (2010-2014) 

Market Value $204,376 $131,771 -$72,605 -36% 

Asssessed Value $204,376 $131,771 -$72,605 -36% 

Taxable Value $204,376 $131,771 -$72,605 -36% 

     Address:  Off Industrial Park Rd. 
   

Parcel Year Year 
5 Year Nominal 

Change 
5 Year Percentage 

Change 

233002000000043090 2010 2014 (2010-2014) (2010-2014) 

Market Value $39,014 $33,012 -$6,002 -15% 

Asssessed Value $39,014 $33,012 -$6,002 -15% 

Taxable Value $39,014 $33,012 -$6,002 -15% 

     Address:  Off Industrial Park Rd. 
   

Parcel Year Year 
5 Year Nominal 

Change 
5 Year Percentage 

Change 

233003000000014030 2010 2014 (2010-2014) (2010-2014) 

Market Value $106,476 $92,119 -$14,357 -13% 

Asssessed Value $106,476 $92,119 -$14,357 -13% 

Taxable Value $106,476 $92,119 -$14,357 -13% 
 

 

 

 

 

 

 

 

 

 



WEST MULTI USE DISTRICT 

AVERAGE GAIN OF 12% OVER 5 YEAR PERIOD DUE TO REZONE OF PROPERTY 

Address:  South of Canal St., West of Nichols Rd. 
  

Parcel Year Year 
5 Year Nominal 

Change 
5 Year Percentage 

Change 

233004000000012040 2010 2014 (2010-2014) (2010-2014) 

Market Value $1,848 $33,258 $31,410 1700% 

Asssessed Value $1,848 $2,505 $657 36% 

Taxable Value $1,848 $2,505 $657 36% 

     Address:  South of Canal St., West of Nichols Rd. 
  

Parcel Year Year 
5 Year Nominal 

Change 
5 Year Percentage 

Change 

233004000000013180 2010 2014 (2010-2014) (2010-2014) 

Market Value $3,660 $3,660 $0 0% 

Asssessed Value $3,660 $3,660 $0 0% 

Taxable Value $3,660 $3,660 $0 0% 

     Address:  South of Canal St., West of Nichols Rd. 
  

Parcel Year Year 
5 Year Nominal 

Change 
5 Year Percentage 

Change 

233004000000013180 2010 2014 (2010-2014) (2010-2014) 

Market Value $4,870 $4,608 -$262 -5% 

Asssessed Value $4,870 $4,608 -$262 -5% 

Taxable Value $4,870 $4,608 -$262 -5% 

     Address:  South of Canal St., West of Nichols Rd. 
  

Parcel Year Year 
5 Year Nominal 

Change 
5 Year Percentage 

Change 

233004000000022010 2010 2014 (2010-2014) (2010-2014) 

Market Value $56,524 $214,451 $157,927 279% 

Asssessed Value $56,524 $66,838 $10,314 18% 

Taxable Value $56,524 $66,838 $10,314 18% 
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APPENDIX B 



CRA EXISTING CONDITIONS 
 CENTRAL BUSINESS DISTRICT 

2014 



CRA EXISTING CONDITIONS 
 NORTH MIXED USE DISTRICT 

2014 



CRA EXISTING CONDITIONS 
 WEST MIXED USE DISTRICT 

2014 



CRA EXISTING CONDITIONS 
 INDUSTRIAL DISTRICT 

2014 


