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August 29, 2014
Mr. Thado Hays, Senior Planner
Land Development Division
Polk County Board of County Commissioners
RE: Mulberry Finding of Necessity, May 2014; Additional Supporting Data
Dear Mr. Hays,
On behalf of the City of Mulberry, per your request on August 15, 2014 and the corresponding staff report
we are submitting to the staff at Polk County information to support the data and analysis presented in the
referenced FON report. We inferred by your statements made within the meeting of August 15 th that staff
was unfamiliar with the format of the FON, apparently having only viewed one kind of FON format in the
past. Due to this reference, and statements made within the corresponding staff report, we have made
certain clarifications for your edification and review.
1. The indicators of slum and blight may be found in Table 8, page 26 of the FON. These indicators
show a preponderance of occurrence within different Districts of the single Mulberry CRA. The
Mulberry CRA was divided into Districts: “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.” (pg. 8, FON). Therefore, the staff
reference on page 2 of the staff report pertaining to a limited list of indicators is incorrect.
2. As stated, a Housing Blight Analysis is not specifically required within the Statute. Furthermore, as
stated in the meeting and within the FON, the City of Mulberry wishes to focus its redevelopment on
the economic base which leads to employment and provides basic needs to the surrounding
neighborhoods. In addition, the statement within the staff report that “over 50% of the land use
designation identified in the zoning data is residential” is skewed. Only 30% of the property
portrayed within the CRA is future or existing residential, the remainder (26%) is PUD which
allows for a mix of uses. This particular parcel is also vacant land.
3. Page 3 of the staff report states that “The proposed North Mixed-Use District and West Mixed-Use
District appear to be quite different in nature and character from the rest of the proposed CRA, e.g.,
amount of vacant land and year annexed into the city. More detailed information is needed on how
these areas meet the stated intended purpose of rehabilitation and redevelopment. This additional
detail will help to justify the proposed overall size of the CRA (over 52% of the city’s land area).”
These Districts are different in character (please see note 1 above) and hence Table 8 was
developed in order to indicate how these areas meet the criteria. The year a property was annexed
is not a concern for a CRA if the properties meet the statutory criteria. In addition, precedence has
been set by Polk County in the recent past regarding percentage of vacant lands included in CRA’s
that meet the statutory criteria and that by their vacancy, may lead to slum or blight of adjacent
property.
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A. The Fort Meade CRA included 94% of the vacant land in the city, which was 47% of the CRA
study area. The CRA was 49.4% of the total City area (pages 6 and 7 of Fort Meade “Blight Study”/
FON.) There were no photos in the FON, and the Redevelopment Plan had 10 labeled full-page
photos illustrating redevelopment opportunities in various places in the city.
B. The Lake of the Hills FON concluded that only two indicators of blight existed: faulty lot layout
and incidence of crime. There was no discussion of vacant land. This CRA was in county territory, so
there is no mention of percentage of land devoted to the CRA. The CRA area is 1438 acres, and 492
parcels are included. Based on a quick perusal of the aerial photo of the CRA area (page 15 of 20), it
appears that over half of the area in the CRA is vacant farmland.
C. The Lake Alfred FON “complete photo inventory” (stated on page 19) consisted of only 14 photos.
The CRA which was recently approved contains over 56% vacant land.

As previously presented in the FON; Florida Statute 163.340 definitions for “Slum” or “Blighted” consist of
14 physical or economic conditions, whether residential or nonresidential. Not all of the definitions need
be met, just two or more of a substantial number or predominance of factors affecting the majority of
properties within the proposed CRA boundary. The inclusion of additional criteria is supported by the
Florida Redevelopment Association as a means of indicating what items address the unique needs of an
area based on the “Finding of Necessity”. Therefore, we have provided supporting documentation for 11 of
the 14 definitions as presented in the FON.
Specific items requested by staff have been addressed within this document including:
1. Housing Blight Analysis (Appendix A)
2. Vacant Land Analysis
3. Transportation Network
4. Code Enforcement (Appendix B)
5. Criminal Activity
6. Property Valuations and Economic Activity
7. Stormwater Management (Appendix C)
8. Brownfields (AKA Potentially Contaminated Properties)
Thank you for all your assistance in moving this request forward for the City of Mulberry.

Lisa Leger Frazier, M.S., AICP
Frazier Consulting Services LLC
frazierLL@outlook.com
#321-750-7060
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1. Housing Blight Analysis
A windshield survey was performed of the primary residential land use areas in the City of Mulberry to
make an evaluation of conditions of housing slum and blight. These areas are mainly located in what is
being called the “Central Business District” (CBD) of the CRA. The CBD area is comprised of four quadrants
centered by the SR60/SR37 intersection. The housing inventory is primarily single-family homes (LDR);
some permanently-installed mobile homes (MFH); with a few duplexes, a few apartments, two public
housing complexes, and a few condominiums (HDR). The three large mobile home parks north of
downtown did not meet statutory criteria and were not included in the proposed CRA.
As part of the windshield survey, buildings in all of the quadrants were observed to fall in one of the
following categories:
 Abandoned;
 Occupied but poorly-kept (e.g. with holes in the exterior walls and open crawl spaces);
 Old (over 40 years) and badly-maintained;
 Old (over 40 years) and well-maintained;
 Well maintained.
In all quadrants there are homes that show pride of ownership and appear to be cared for and wellmaintained; similarly, each of the quadrants has homes that are abandoned or seriously dilapidated, and
others that are in need of improvement both to the structure and to the grounds. Parking of vehicles and
trailers in front, side, and back yards is widespread, and there are many cases of accumulated (nonvegetative) debris of various types in the yards and on porches. “A predominance of buildings or
improvements,…, which are impaired by reason of dilapidation, deterioration, age, or obsolescence” have
been identified within the photographic windshield survey and corresponding map created on August 22,
2014 found in Appendix A herein.
It is important to note that the median age of structures within the CBD of the City is over 40 years old
(please refer to Map 7 of the FON). Many of these buildings are nearing the end of their functional life
which may require them to be razed in order to meet current building codes and standards or to eliminate
conflicts with minimum site plan standards. Not surprising, “a substantial number of deteriorated, or
deteriorating structures,….leading to economic distress or endanger life or property” photographed as part
of the survey correspond to the parcels located on Map 7 of the FON. It is quite clear by Map 7 and the
photos provided that there is a “predominance” of “faulty lots” and “inadequate and outdated building
density patterns or usefulness”.
Analysis:
 Northwest quadrant of SR 60 & SR 37, west of the railroad tracks – this quadrant has the greatest
number of homes and parcels that appear to be in below-fair condition, estimated to be in the range of
50%-60%. In the northwestern portion of this quadrant are several streets where the predominant
housing type is manufactured homes. Approximately 40%-50% of these are below-fair condition, and
there are a number of very old single wide units that appear to date from the 1960’s or 1970’s. The
general appearance of most of this quadrant can be described as “deteriorated or deteriorating
structures” within a non-uniform pattern of lot sizes and more than 50% of the buildings over 40 years
in age.
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 Northeast quadrant of SR 60 & SR 37– this quadrant has the fewest number of homes in below-fair
condition, estimated to be in the range of 5%. The neighborhoods, while old, are established with a
fairly-uniform lot layout. Although there are a few badly-maintained homes, the predominance in this
area is older, established homes that are decently kept. Accordingly, though to a casual passerby these
areas may appear to be blighted, it was determined that the residential areas in the Northeast
quadrant, do not meet statutory criteria for inclusion in the CRA area. These areas were found to be
stable and well-maintained when compared to residential neighborhoods within the entire City,
 Southeast quadrant of SR 60 & SR 37 – this quadrant has a significant number of homes in below-fair
condition, estimated to be in the range of 25%. There is a high percentage (estimated at 40%) of vacant
lots in this area, due to the absence of homes, some of which have been previously removed by the City
due to age and deterioration.
 Southwest quadrant of SR 60 & SR 37 – this quadrant has a high level of homes in below-fair condition,
estimated to be in the range of 35%-40%, and over 50% over 40 years in age. This area abuts industrial
areas on the north and south, and the municipal wastewater plant on the west.
Conclusions and recommendations:
 The residential areas included within the boundaries of the Mulberry CRA appear to meet the statutory
requirements of slum and blight.
 The residential areas of the CRA exhibit more deterioration and lack of reinvestment than other
residential areas in the city.
 The residential areas of the CRA also exhibit more conditions that have the potential to adversely affect
the safety and health of residents than do other residential areas of the city.
 Inclusion of these areas into the CRA will open the way for CRA assistance to property owners to
improve, clean up, and provide safer and healthier housing in Mulberry.
 CRA partnership with owners will help to reduce the number of abandoned homes and other structures
in the CRA area, helping to revitalize neighborhoods by removing blight and returning abandoned
properties to beneficial use and tax roll productivity.
 The City of Mulberry wishes to revitalize the areas of the City as a way to promote private investment
and contribute to the economic base. Housing deterioration is directly linked to lack of accessible, and
lack of adequate, employment centers. Therefore, it should be noted that slum and blight within the
commercial and industrial districts of the City have also been determined to meet the statutory
definitions.

Photos on the following page show buildings not consistent with the City’s standards
including: Commercial District along SR 60; Downtown Commercial District along
SR 37; Highway Commercial along SR 37; the abandoned Mobile Home Park along
SR 37, and the Industrial District.
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Highway Commercial, SR 60

Highway Commercial, SR 37

Abandoned Mobile Home Park, SR 37

Industrial District
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2. Vacant Lands
Reinvestment into public infrastructure has shown to
improve the economic base of a municipal government and
provide incentives for private investment into the area.
Accordingly, an evaluation 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). Therefore,
Reservation Golf Course
consideration of future development or redevelopment
potential that would either assist in the elimination or reduction of blight is an important component of a
FON.
The four vacant tracts of land included within the FON for the
City of Mulberry (Landstar, annexed into the City in
September of 2006 (Ord. 15-2006); Reservation Golf Course
annexed in 2006 (Ord. 23-2006); the Mims property on SR 37
was annexed sometime around 2002 or before; the vacant
land behind and around Wal-Mart was annexed sometime
before 2003) all have met the statutory findings including:
 Predominance of defective or inadequate street layout,
parking facilities, roadways, bridges, or public
transportation facilities (they do not have any facilities
and will incur great cost and effort to connect to public
Mims SR37
facilities);
 Diversity of ownership or defective or unusual conditions of title which prevent the free alienability of
land within the deteriorated or hazardous area (some of these lands have multiple ownership and
include environmental concerns); or
 Unsanitary or unsafe conditions.
All four tracts lack infrastructure including stormwater,
potable water, sanitary sewer, (See Attached MUNICIPAL
FACILITY MAPS) and adequate public transportation
facilities which inhibit the redevelopment of these vacant
properties, leading to “an economic and social liability
imposing onerous burdens which decrease the tax base and
reduce tax revenues, substantially impairs or arrests sound
growth” (F.S. 163.335). In addition, these properties were
identified as fallow mining lands that are known
environmental concerns. The Polk County Bone Valley
Selected Area Study in 2012 validates the concerns raised by
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these abandoned mining lands and their economic impacts to the surrounding communities. Active
development plans have been provided to the City for many of these properties which will include a
mixture of commercial and residential growth. New commercial interest along SR 60 and the development
of Streamsong may spur the need for immediate investment into these vacant lands, leading to the
reduction of the economic burden on surrounding properties.
3. 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” and (8)(d)
“Unsanitary or unsafe conditions”.
A disconnected system that does not allow for easy
movement between destinations is reflected in the design of
the City which has created a hindrance to achieve vehicle
interconnections. In other words, the City was historically
designed as a typical grid system of residential and business
Railroad crossing in residential area, no sidewalks
and poor visibility
corridor streets. These streets have been bisected by SR 37
and SR 60 which maintain heavy automotive and truck traffic
volumes as shown in the FON. The predominance of inadequate street layout compounded by high
volumes of traffic create defective or unsafe conditions.
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, non-interconnected resources, and traffic speeds were identified as areas not meeting
community standards within the Mulberry CRA boundary. Per 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. Highway SR 60 is one of only a few
Florida highways that span between the east and west coasts
of the state, and the traffic volumes recorded by FDOT
through Mulberry show its use as a high-capacity roadway.
The lack of a viable, comprehensive system of accessible
sidewalks, bicycle facilities, and dedicated transit facilities
provides additional evidence for a finding that the statutory
criteria for establishment of the redevelopment area are
supported. There are several segments of existing sidewalks
that are not only sub-standard in respect to current design
standards, but many areas are missing altogether and should
be redesigned to serve the transportation needs of the
Railroad crossing in residential area, no sidewalks
and poor visibility
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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 the FON
as 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.
Therefore, the combination of lack of sidewalks or safe pedestrian zones creates unsafe conditions for
pedestrians attempting to utilize the established grid system of the City in order to cross the heavy traffic
and high speeds of SR 37 and SR 60. In addition, transit stops located along a highway system that does not
include sidewalks force the user to walk on shoulders or unmarked trails, and to cross at unmarked
intersections creating another instance of unsafe conditions. Please see the attached annotated Map 1.
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4. Code Enforcement
Another key series of factors identified within the Florida Statutes 163.340 (8) includes “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 within the FON. 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 City of Mulberry does not yet have
the capabilities to electronically track their code enforcement violations. The Department has over 134 pages
of 7 years of violations that were grouped by the Code Enforcement Officer based on professional knowledge of
the different sectors within the City. If Polk County staff would like to review this information for “details”
please contact the Building Department in the City of Mulberry, however for the purposes of the FON, Table 5
is a result of the information provided by City staff based on their professional knowledge.
Table 5 – Code Enforcement Activity
Central
% OF TOTAL
Industrial
Business
VIOLATIONS
District
District
2010

10%

40%

2011

5%

0%

2012

8%

5%

2013

10%

0%

North Mixed
Use District
25%
45%
44%
45%

Total
Structure
Demolitions
22 (63%)
1 (3%)
12 (34%)
since 2006 =
35
CODE ENFORCEMENT STATISTICS, City of Mulberry Building Department, 2014
Please refer to Appendix B for a copy of the demolition ticket data and resulting map.
5. 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
10
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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.
The Polk County Sheriff’s Office provided the total reported incidents of crimes logged in the City of
Mulberry for 2013 (see PCSO-supplied graphic below). Of the 262 reported crimes, 164 occurred in the
Mulberry CRA boundary, or approximately 63%. 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 (crime);
Unsanitary or unsafe conditions(crime);
Incidence of crime in the area higher than in the remainder of the municipality.

The staff report states: “There is no data provided as to a copy of these reports or the outcome of these
criminal reports.” The PCSO will be happy to supply the Polk County staff with copies of all 164 crime
reports and the outcome of the infraction. Per the statute, it is only important to show that a
preponderance of criminal activity as identified by local Law Enforcement occurs in this area leading to
endangerment or unsafe conditions.
In addition, staff notes that the CRA boundary makes up
approximately 63% of total parcels within the City of Mulberry and therefore, “a greater number of
properties could technically yield a greater occurrence of criminal activity thus negating the intent of
“incidence of crime” being used as a statutory criteria.” Certainly Polk County staff is not suggesting that due
to a greater number of population density in areas of low economic opportunity, which is well known to lead
to a greater occurrence of crime, does not equate to the statutory definitions and intent for redevelopment of
these areas. Perhaps your intention is to point out that 63% of parcels in 50% of the City (80% which is
vacant lands) “negate” the incidence of crime? We are not sure how to address this statement.
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City of Mulberry Crime Location Statistic Map for 2013
Provided by the Polk County Sheriff’s Office
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6. Property Valuations and Economic Activity
The staff report inaccurately states that “there were no examples provided as to the specific location of
vacant properties within these districts.” Appendix B of the FON indicates the District location of vacant
storefronts and properties as does Table 3 provided by the Property Appraiser’s office. In addition, Maps
1-7 provide aerial views of vacant parcels.
The statutory emphasis for definition 8(b) is “appreciable” not the adverb “any”. This term has no clear
legal definition so the interpretation of how much value is attributed to this definition is clearly up to the
individual. What is most important in the definition is to show that “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. ….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.” (Mulberry FON, 2014)
The following table provides the additional years of total assessed property values as requested in the staff
report. As presented, the additional data further supports what was presented in the FON.

Entire CRA

2010
$85,781,177

2011
$79,097,510

2012
$77,111,255

2013
$77,205,437

2014
$76,729,337

Entire City

$168,122,258

$155,449,524

$154,151,829

$158,269,097

$172,092,814

7. Stormwater Management
Prior to the time the City’s and State’s current design standards were enacted, historical developments
within the proposed community redevelopment area lacked adequate stormwater management facilities.
These properties are now nonconforming to local and state regulatory requirements, and 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.
An assessment of stormwater structures was made during the 2012 Southwest Florida Water Management
District (SWFWMD) Christina Watershed Flood Study. This study is very large, and it is not practical to
provide it as an attachment to the FON. For review purposes the study is posed online at the SWFWMD
web site. However, we have provided the important data for your reference. Over 149 inspections were
performed on existing stormwater facilities within the City of Mulberry by ATKINS, working under contract
to SWFWMD; of these, 86 sites were located within the proposed Mulberry CRA boundary (58%). The
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following summarizes the analysis made by the stormwater inspection team of the sites within the CRA
boundary:





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.

Attached please find the Inventory performed by ATKINS. APPENDIX C contains the summary sheets
utilized in determining the condition of the stormwater system and location within the City’s CRA.
Deterioration of the existing system continues to create “Defective/Inadequate Stormwater Utilities” within
the Redevelopment Area which requires significant infrastructure upgrade and improvements to stimulate
redevelopment, thus meeting Section 163.340 (8)d F.S. “Unsanitary or unsafe conditions”.
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8.
Brownfields (AKA Potentially Contaminated
Properties)
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
Abandoned MH Park, SR 37
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 Listed Sites Radius Map in Figure 5 included within
the FON 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.
Old Dump Site, SR 37

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;
 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;

West District lands, SR 60
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APPENDIX A
HOUSING BLIGHT ANALYSIS WINDSHIELD SURVEY PHOTOGRAPHS AND
LOCATION MAP
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APPENDIX B
CITY OF MULBERRY BUILDING DEPARTMENT CODE ENFORCEMENT
DEMOLITION TICKETS AND LOCATION MAP
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APPENDIX C
STORMWATER SYSTEM FACILITY ASSESSMENT SUMMARY SHEETS
WITH LOCATION
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ATTACHEMENT
MUNICIPAL FACILITY MAPS
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