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1. Overview and Purpose 
 

The purpose of this analysis is to provide data that documents blight, as defined in 
Section 163, Part III, Florida Statutes (F.S.) (the "Redevelopment Act") within the 
Lakeland – Downtown CRA expansion redevelopment study area in Lakeland, Polk 
County, Florida (the "Study Area") as defined herein.   
 
1.1. Introduction 
 
This analysis will focus on the land-based resources of the Study Area and its ability to 
generate economic return and local tax revenues.  As a general matter, resources that 
are in a state of physical decline, are underutilized, or are improperly deployed, limit a 
local jurisdiction’s ability to remain competitive in a larger economic context, ultimately 
affecting its financial condition and its level of services.  Local governments highly 
dependent upon ad valorem revenues are the most vulnerable in these situations.  
Real property assets that are physically or functionally deteriorated or that do not meet 
contemporary development requirements are constrained in their ability to generate 
these kinds of taxes.  As such, their physical character and utility, along with the 
services required to sustain them, are key factors in determining a community’s 
economic health. 

 
This analysis relies substantially on tax roll data acquired from Polk County officials, 
interpretations of City or staff supplied data, visual inspections of properties, and 
maps prepared by the planning firm Glatting Jackson and the City.  While the 
County’s tax roll data is assumed to be reliable, we cannot fully opine on its 
accuracy.  Because of the data’s purpose and official application, we believe that any 
errors that may exist are relatively inconsequential. 
 
 
1.2. Objectives and Purposes of the Redevelopment Act  

 
The purpose of the Redevelopment Act is to assist local governments in preventing 
and/or eliminating blighted conditions detrimental to the sustainability of economically 
and socially vibrant communities or areas.  The following paragraphs describe those 
blighting conditions, their specific effects, and the intentions of the community 
redevelopment regime as a tool for implementing policy and programs. 
 

·  Section 163.335(1), F.S. …[blighted areas] constitute a serious and 
growing menace, injurious to the public health, safety, morals, and 
welfare of the residents of the state; that the existence of such areas 
contributes substantially and increasingly to the spread of disease 
and crime, constitutes an economic and social liability imposing 
onerous burdens which decrease the tax base and reduce tax 
revenues, substantially impairs or arrests sound growth, retards the 
provision of housing accommodations, aggravates traffic problems, 
and substantially hampers the elimination of traffic hazards and the 
improvement of traffic facilities; and that the prevention and 
elimination of slums and blight is a matter of state policy and state 
concern in order that the state and its counties and municipalities 
shall not continue to be endangered by areas which are focal centers 
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of disease, promote juvenile delinquency, and consume an 
excessive proportion of its revenues because of the extra services 
required for police, fire, accident, hospitalization, and other forms of 
public protection, services, and facilities. 

 
·  Section 163.335(2), F.S. …certain slum or blighted areas, or portions 

thereof, may require acquisition, clearance, and disposition subject to 
use restrictions, as provided in this part, since the prevailing 
condition of decay may make impracticable the reclamation of the 
area by conservation or rehabilitation; that other areas or portions 
thereof may, through the means provided in this part, be susceptible 
of conservation or rehabilitation in such a manner that the conditions 
and evils enumerated may be eliminated, remedied, or prevented; 
and that salvageable slum and blighted areas can be conserved and 
rehabilitated through appropriate public action as herein authorized 
and the cooperation and voluntary action of the owners and tenants 
of the property in such areas. 

 
·  Section 163.335(3), F.S. …powers conferred by this part are for 

public uses and purposes which public money may be expended and 
the power of eminent domain and police power exercised, and the 
necessity in the public interest for the provisions herein enacted is 
hereby declared as a matter of legislative determination. 

 
·  Section 163.335(5), F.S. …the preservation or enhancement of the 

tax base from which a taxing authority realizes tax revenues is 
essential to its existence and financial health; that the preservation 
and enhancement of such tax base is implicit in the purposes for 
which a taxing authority is established; that tax increment financing is 
an effective method of achieving such preservation and 
enhancement in areas in which such tax base is declining; that 
community redevelopment in such areas, when complete, will 
enhance such tax base and provide increased tax revenues to all 
affected taxing authorities, increasing their ability to accomplish their 
other respective purposes; and that the preservation and 
enhancement of the tax base in such areas through tax increment 
financing and the levying of taxes by such taxing authorities therefor 
and the appropriation of funds to a redevelopment trust fund bears a 
substantial relation to the purposes of such taxing authorities and is 
for their respective purposes and concerns. 

 
·  Section 163.335(6,) F.S. …there exists in counties and municipalities 

of the state a severe shortage of housing affordable to residents of 
low or moderate income, including the elderly; that the existence of 
such condition affects the health, safety, and welfare of the residents 
of such counties and municipalities and retards their growth and 
economic and social development; and that the elimination or 
improvement of such conditions is a proper matter of state policy and 
state concern is for a valid and desirable purpose. 
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Under the Redevelopment Act, if an area is deemed blighted, a resolution must be 
adopted by the local governing body finding that there are indeed such conditions 
within the defined study area, and that the repair, rehabilitation, and/or 
redevelopment of such areas is in the interest of public health, safety, and welfare. If 
an area has such blighted conditions, the governing body would have to establish a 
Community Redevelopment Agency (CRA). In the present case, an Agency exists for 
the property adjacent to the Study Area and it is assumed that the local governing 
body will continue to use it as the Agency for the Study Area. The CRA, as the legal 
unit acting for the City of Lakeland, would direct the preparation of the community 
redevelopment plan for that area described in the "Finding of Necessity Resolution". 
The community redevelopment plan must provide physical information on the 
redevelopment area and identify potential project types that can diminish or eradicate 
the specified blighted conditions.  
 
Under the Redevelopment Act, a redevelopment plan is subjected to a compliance 
review conducted by the local planning agency (LPA) before it can be submitted to 
the City Commission for approval.  The LPA has up to 60 days to review the 
redevelopment plan as to its conformity with the City’s comprehensive plan for the 
development of the City as a whole and provide comments to the CRA. After 
receiving recommendations from the LPA, the local governing body shall hold a 
public hearing on the approval of a community redevelopment plan after public notice 
in a newspaper having a general circulation in the area of operation of the 
community redevelopment area. 
 
The next step under the Redevelopment Act is the creation of a redevelopment trust 
fund, established by ordinance and adopted by the City Commission, the governing 
body that created the CRA. The most recent certified real property tax roll prior to the 
effective date of the ordinance will be used to establish the tax base (the "Base 
Year") within the redevelopment area in order to calculate the tax increment.  In the 
present case, the assumed timetable to move forward suggests that the calculation 
of the tax increment will rely upon the 2003 certified rolls.  
 
After putting in place the redevelopment architecture described above, the trust fund 
becomes funded upon the availability of tax increment revenues. Tax increment 
revenues become available as the result of increased property assessments 
associated with new development and redevelopment within the redevelopment area 
beyond those of the base year.  Funds allocated to and deposited into the trust 
account are used by the CRA to finance or refinance any community redevelopment 
it undertakes pursuant to the approved community redevelopment plan.   
 
Before the governing body can adopt any resolution or enact any ordinance to 
approve a community redevelopment plan or establish a redevelopment trust fund, 
the governing body must provide public notice of proposed actions to each taxing 
authority which has the power to levy ad valorem taxes within the redevelopment 
area boundaries. Such notice alerts these taxing authorities to any possible changes 
in their budgets as a result of a redevelopment action. As a policy matter, it is 
assumed that the following entities with ties to the activities of the City of Lakeland 
government will receive notice of any actions stemming from either this analysis or 
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subsequent initiatives should they be authorized under the terms of the 
Redevelopment Act. 

 
�  Polk County Government 
�  Lakeland Downtown Development Authority 
�  Lakeland Area Metro Transit District 
�  The City of Lakeland 
 
Other entities, including at least those listed above, that also may exercise certain 
jurisdiction or control within the same legal boundaries defined for this study will not, 
as a matter of law or policy of the City, experience any diminution in their ad valorem 
revenues stemming from a resolution that defines or finds blight as described herein. 
These entities are, in fact, likely to experience an increase in their revenues over 
time as the result of such action. 

 
 

1.3. Declarations and Process  
 

Determining if blight conditions exist within the Study Area is an initial step in 
ascertaining an area’s appropriateness as a community redevelopment area. This 
analysis documenting the extent of blight conditions and analysis in support of that 
documentation is referred to herein as the "Report".  
 
This Report describes the physical, economic, and regulatory conditions within the 
community redevelopment Study Area that are associated with blight or its causes 
and discusses the need for a community redevelopment area.  RERC staff, working 
with Glatting Jackson and City staff, inspected the Study Area and prepared this 
Report and the analysis contained herein. 

 
 

1.4. Integrity of the Redevelopment Study Area 
 

The analysis in this Report is confined to a specific geographic area of approximately 
14.62 ± acres, bordered primarily by Bartow Highway (In Town By Pass), Iowa 
Avenue, and Bay Street (the " Study Area"). The Study Area consists mainly of 
residential homes on relatively small lots. Please refer to the Appendix for the Aerial 
photograph. 
 
The Study Area is located entirely within the jurisdiction and control of incorporated 
Lakeland and is generally contained within the boundaries created by Bay Street on 
the south; Iowa Avenue on the west; In-Town By-Pass on the north and on the east.  
The main roads that service the Study Area are Massachusetts Avenue and the In-
Town By-Pass.   
 
Map 1.0 Redevelopment Study Area 
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Note: Study Area boundary is for illustrative purposes only. 
 
Presently, zoning within the Study Area allows a mix of general land uses that 
include office and multi-family residential. The latter classification allows for 
intensities as high as 22 residential units per acre. However, one could develop 
single-family homes within this district as long as the specific lots meet the 
appropriate setback requirements, but clearly the lower intensity of a single-family 
home is not the preferred density for this zoning district.  In some cases, where lots 
have been sub-divided prior to the revisions in the zoning code in 1993, the 
construction of new single-family homes would not meet the minimum lot and 
setback requirements in place, posing some level of conflict in the future. The office 
district allows general offices, hotels/motels, and mixed-offices (with residential uses 
on the upper floors). Please refer to the Appendix for the Generalized Zoning Map. 
 
It is a relatively isolated and particularly well-defined area, closed in by Iowa Avenue, 
the In-Town By-Pass, and Bay Street. Given its adjacency to the existing CRA and 
the homogenous nature of the Study Area in the context of the surrounding area, 
conditions described herein clearly suggest the appropriateness of extending the 
Downtown CRA to include the Study Area and that it be redeveloped in concert with 
adjacent properties. 
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Having identified the Study Area as a relatively unified and homogenous area, we 
considered the specific conditions that constitute blight as listed in the 
Redevelopment Act. The following conditions are identified by the Florida Legislature 
in the Redevelopment Act as being indicative of blight: 

(a) Predominance of defective or inadequate street layout, parking facilities, 
roadways, bridges, or public transportation facilities; 

(b) 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; 

(c) Faulty lot layout in relation to size, adequacy, accessibility, or usefulness;  
(d) Unsanitary or unsafe conditions;  
(e) Deterioration of site or other improvements;  
(f) Inadequate and outdated building density patterns;  
(g) Falling lease rates per square foot of office, commercial, or industrial space 

compared to the remainder of the county or municipality;  
(h) Tax or special assessment delinquency exceeding the fair value of the land;  
(i) Residential and commercial vacancy rates higher in the area than in the 

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

municipality;  
(k) Fire and emergency medical service calls to the area proportionately higher 

than in the remainder of the county or municipality;  
(l) 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; �

(m) Diversity of ownership or defective or unusual conditions of title which prevent 
the free alienability of land within the deteriorated or hazardous area; or  

(n) Governmentally owned property with adverse environmental conditions 
caused by a public or private entity.  See Section 163.340(8), F.S.�

As this Report documents, at least seven of these conditions of blight exist in the 
Study Area and are a detriment to its longer-term vitality and sustainability.  
 

 
1.5. Historical Perspective 

 
Lakeland, Florida was incorporated January 1, 1885. The town was founded by 
Abraham Munn, who purchased 80 acres of land in what is now downtown Lakeland 
in 1882 and platted the land for the town in 1884. Munn was a resident of Louisville, 
Kentucky.  
 
For a short time, Lakeland had a rival on the south side of Lake Parker, the largest 
lake in the city. That town was Acton. It had a church before Lakeland did, and more 
importantly, a railroad depot. Under mysterious circumstances the depot burned, and 
shortly thereafter a larger, modern structure was built in Lakeland. Acton began to 
decline and was gone by 1906. By the mid-1890’s some 25 trains were stopping in 
Lakeland each day. Because of the excellent railroad service, progressive outlook, 
attractive location, the community grew and prospered. 
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The Florida boom resulted in the construction of many significant structures in 
Lakeland, a number of which are today listed on the National Register of Historic 
Places, several within proximity of the Study Area This was Lakeland©s golden age. 
The Cleveland Indians held spring training here from 1923 to 1927. Cleveland 
Heights subdivision was developed and the Carpenters and Joiners Retirement 
Home was constructed.  
 
The "boom" period went "bust" quickly, and years passed before the city recovered. 
Part of the re-emergence was due to the arrival of the Detroit Tigers in 1934 for 
spring training. The development of the Lakeland Municipal Airport as a major facility 
in central Florida transportation was another factor. The 1930’s also featured the 
arrival of renowned architect Frank Lloyd Wright. In 1938 he came to design a "great 
education temple in Florida."  For 20 years Wright worked on his "true American 
campus" creation. He planned 18 structures, 12 of which were completed and six left 
on the drawing board. It is the largest on-site collection of Frank Lloyd Wright 
buildings in the world. However, many parts of the city remain undeveloped and 
many developed areas show clear signs of decline. 
 
With a current population of over 80,000, Lakeland continues to grow. It has been 
designated a Standard Metropolitan Statistical Area by the U.S. Census Bureau for 
over 20 years. Between 1990 and 2000, the population of the City of Lakeland grew 
by about 8,000 people.  During this period, there were an average of 400 housing 
units produced each year. As this pace of uninterrupted development and change 
has occurred throughout the City, no homes or major improvements occurred in the 
Study Area or in nearby neighborhoods between 1990 and 2000.   
 
 

2. Physical Environment Inventory 
 

This section of the report documents the Study Area’s existing land uses, 
transportation systems, utilities infrastructure, and visual character of buildings and 
sites that could influence development or utilization of land based assets. 

 
 

2.1. Land Use and Compliance 
 

The existing land use inventory provides more perspective regarding the pattern of 
development activity within the Study Area, the inventory of existing land uses under 
current zoning regulations, compatibility of nearby uses, and the impact of uses that 
may assist or deter development activity. 
 
The intensity (or lack thereof) of lots and development and the character of existing 
structures impart a distinct character of the built environment that would only be 
reinforced and continue to deteriorate over time without aggressive intervention. 
 
Generally, the City has viewed the Study Area as principally a residential area, with a 
focus on higher densities.  The current zoning (mostly MF-22 – 22 units per acre) 
could accommodate some 280 housing units on a total of about 14.62 acres, but it is 
clear that the current development within the Study Area is not even close to 
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approaching the maximum allowable density. The current zoning does allow the 
development of single-family homes within this district as long as the specific lots 
meet the appropriate setback requirements, but clearly the lower intensity of a single-
family home is not the preferred density for this zoning district.  In some cases, 
where lots have been sub-divided prior to the revisions to the zoning code in 1993, 
the construction of new single-family homes would not meet the minimum lot and 
setback requirements in place, posing some level of conflict in the future. These 
residential uses and densities are complemented by various commercial, office and 
institutional uses that are largely sited around the perimeter of the property along 
major arterials.   
 
To date, there are approximately 32 single-family residential records and 13 multi-
family residential records (includes duplexes, triplexes, and apartments) that exist in 
the Study Area along with a modest inventory of allowable non-residential activities. 
The single-family residential units are situated on relatively small lots (less than 0.25 
acres). 
 
Photographs of existing residential properties 
 
  
 
 
 
 
 
 
 
 
 
 
Many of the problems that exist within the Study Area stem from the presence of the 
multi-family residential units, especially the transient rental housing properties. As 
the term suggests, these transient rental-housing properties offer short-term rental 
housing and offer no neighborhood stability or focus. Code enforcement officials 
have both documented and mentioned that these transient housing properties, as 
well as a few single-family homes, are primarily the source of numerous code 
enforcement violations on a weekly basis. These include immobile vehicles in 
parking lots or front yards, unsecured buildings, derelict properties, and zoning 
violations.  In the past three years, properties within the Study Area have been cited 
between 36 and 49 code violations per year.   
 
There are only a few non-residential uses within the boundaries of the Study Area. 
Specifically, there are four municipally owned parcels, one office parcel and one 
mixed use (store/office with residence). These six parcels validate that the area is 
mostly residential in nature, as mentioned earlier. 
 
Finding: 
 
The Study Area is predominantly a residential area, with only a few approved non-
residential uses. The single-family residential units are situated on relatively small 
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lots, mostly less than 0.25 acres. Any redevelopment on these small lots must 
adhere to current lot size and setback requirements. In some cases, where lots have 
been sub-divided prior to the revisions to the zoning code in 1993, the construction of 
new single-family homes would not meet the minimum lot and setback requirements 
in place. The current zoning permits a maximum of some 280 housing units on the 
entire Study Area, but it is clear that the current development within the Study Area is 
not even close to approaching the maximum allowable density.  
 
While most of the residential records are designated as single-family units, there are 
a handful of multi-family products within the Study Area. These multi-family units, 
especially the transient rental buildings, are a source of numerous code enforcement 
violations. They are indicative of health, safety and welfare concerns. 
 
 
2.2. Traffic Data and Road Characteristics 
 
Traffic capacity is currently not an issue in the Study Area. The major thoroughfares, 
SR 33/Massacheusetts Avenue and the In-Town By-Pass, appear to have capacity 
adequate for the existing level of development in the general area, but additional 
studies might have to be performed to ascertain longer-term road capacity of the 
internal streets, given the prospects of any major redevelopment with increased 
densities within the Study Area in the future.  
 
Notwithstanding the available capacity, the road conditions within the Study Area are 
problematic. The Study Area lacks cross streets and access points that could provide 
connectivity between the neighborhood and other parts of the community at large. 
Currently the northbound and eastbound streets are disconnected because of the In-
Town By-Pass facility. Specifically, Iowa Avenue, Vermont Avenue, and Gilmore 
Avenue are disconnected to their northern segments because of the In-Town By-
Pass. Peachtree Street and Oak Street are both east/west streets that are 
disconnected to the eastern segments by the In-Town By-Pass facility. It is currently 
a circuitous route for residents to access northern and eastern parts of the general 
area of city. This condition forces unwarranted traffic onto Massachusetts 
Avenue/SR33. 
 
Finding: 
 
While there may be adequate traffic capacity for the existing limited level of 
development within the Study Area, the status of that capacity suggests, at a 
minimum, that further studies will be required to ascertain the impacts of any major 
redevelopment efforts occurring in the Study Area. Any small-scale redevelopment 
that does not alter the current level of intensity and density should not be affected by 
this condition. The presence of the In-Town By-Pass creates neighborhood isolation. 
 

 
2.3. Public Transportation and Sidewalks 

 
The size and the current state of development within the Study Area preclude the 
area from having significant public transportation problems. However, the state of the 
sidewalks must be addressed. A network of sidewalks exists in the study area 
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although there are gaps and major instances of disrepair.  Sidewalks are located on 
both sides of most streets, with the exception of Gilmore Avenue (sidewalk on one 
side) and Bay Street (no sidewalk east of Gilmore).  Several sections of sidewalk 
appear to be in disrepair (cracks, uneven, etc.) and should be re-evaluated for 
replacement by the Public Works Department. 
 
In addition to the general disrepair of the sidewalks, other pedestrian concerns were 
also observed: 
 
·  The absence of connections between the neighborhoods because of the In-Town 

Bypass. 
 
·  The absence of sidewalks along Bay Street between Lake Avenue and Gilmore 

Avenue.  Since this is the only crossing of the In-Town Bypass between 
Massachusetts Avenue and the CSX railroad, it is assumed that Bay Street will 
carry considerably more automobile and pedestrian traffic than other streets of 
similar design in the Study Area.  Without the appropriate facilities, this portion of 
the Downtown area will be quite isolated from the rest of the City’s 
bicycle/pedestrian network. 

 
Finding: 
 
Sidewalks have emerged in contemporary planning practice as an important 
component in community "place making".  These amenities combine to create 
neighborhoods that would be considered safe and desirable for residents of all ages. 
Any redevelopment efforts in the Study Area should investigate the replacement, 
repair and addition of sidewalks to promote neighborhood stability and connectivity. 
 
  
2.4. Storm Water 

 
City staff documented certain isolated areas where localized flooding occurs. In 
addition, City staff states the current storm water facilities in the Study Area are all 
deficient, that the pipes are most likely clay and were installed in the 1930’s and 40’s. 
Moreover, the storm water facilities are at maximum capacity and any future addition 
of impervious service would require additional mitigation of storm water. Further 
mitigation might require some additional right-of-way and future redevelopment 
should investigate this issue at the appropriate time. These older pipes are not 
compatible with the demands of contemporary development, especially if more 
intense densities occur as a result of redevelopment initiatives by the City. 
 
Finding: 
 
Although certain engineering infrastructure is in place to handle storm water, these 
facilities are old and are at maximum capacity. There is also evidence that localized 
flooding occurs. Localized flooding is a manifestation of physical deterioration in the 
area. To mitigate for these flooding occurrences, additional right-of-way may need to 
be acquired to install the necessary infrastructure. Any small-scale redevelopment 
that does not alter the current level of intensity and density should not be affected by 
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this condition. Should more dense development occur, closer to the allowable 22 
units per acre, new storm water facilities will be required to handle the extra load 
created by the increased density.  
 
 
2.5.  Wastewater 

  
Existing wastewater service in and around the Study Area is available. The City of 
Lakeland’s Water Utilities Department is the operator of the City’s wastewater 
collection system. According to staff at Water Utilities, currently there is ample 
wastewater collection capacity to handle existing and future development within the 
Study Area. 6” sewer lines service the Study Area. Please refer to the Appendix for 
the Wastewater Map. 
 
Finding: 
 
With ample capacity for the current development within the Study Area, wastewater 
is currently not an issue. However, future studies regarding capacity might be 
warranted to accommodate major redevelopment efforts. Any small-scale 
redevelopment should not be affected by this condition. Should more dense 
development occur, closer to the allowable 22 units per acre, new wastewater 
facilities might be required to handle the extra demands of the increased density.  

 
 

2.6. Potable Water 
 

Similar to wastewater, the City’s Water Utilities Department is the operator of the 
City’s potable water distribution system. According to staff, there is ample water 
distribution capacity to handle existing development within the Study Area. However, 
any major redevelopment within the Study Area might necessitate further studies to 
investigate capacity. In addition, the size of the water mains might need to be 
replaced should future uses require. The Study Area is served by 4” to 6” water 
mains. Please refer to the Appendix for the Potable Water Map. 
 
Finding: 
 
With ample capacity for current development within the Study Area, potable water is 
currently not an issue. However, future studies regarding capacity might be 
warranted to accommodate major redevelopment efforts. Any small-scale 
redevelopment should not be affected by this condition. Should more dense 
development occur, closer to the allowable 22 units per acre, new potable water 
facilities might be required to handle the extra demands of the increased density.  
 
2.7. Overall Site Conditions  

 
The overall Study Area is predominantly residential in character and is homogenous 
with surrounding neighborhoods. The Study Area is an established neighborhood, 
filled mostly by older single-family units; most were built prior to 1960. Most of these 
units are single story, typical in scale and design (Cracker) for this area of Florida. 
These single story homes are situated on relatively small lots, less than 0.25 acres. 
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In addition to these single-family homes, there are also about three multi-family 
residential buildings. These multi-family units are 2-story transient housing 
properties, which come with their own set of issues and problems. These are 
discussed later in this Report. 
 
A visual inspection of the Study Area reveals clear signs of decline in the residential 
structures. While numerous historic places have embraced the age and character of 
older and well maintained neighborhoods, the Study Area has fallen into a state of 
disrepair overall. Many homes are clearly in need of renovation, major rehabilitation, 
or in some cases demolition.  
 
Finding: 
 
The overall Study Area is an old residential neighborhood that has experienced 
some level of decline over the years. While there are still some single-family homes 
that are physically sound, many are in need of major repair or renovation. In some 
cases, other structures are probably best suited for complete demolition. In addition 
to the single-family structures, the Study Area has three transient rental housing 
facilities. These facilities are the source of numerous problems, discussed 
throughout this Report.  
 
 
2.8. Visual Character, Existing Building and Site Conditions Analysis  
 
The photographs below are reflective of the overall conditions pertinent to the Study 
Area. Generally, the residential structures that exist are old. Moreover, some are 
dilapidated and/or poorly maintained. The overall conditions within the neighborhood 
are such that they combine to create a physical, social and economic context that 
are not viable for long term stability. 
 
The several conditions documented in this analysis act together to undermine any 
economic values perceived to exist in the area because they retard a normally 
functioning market for transactional activity.  It is this normally functioning market that 
acts as the floor for economic value.  If that floor cannot be maintained through a 
continuing exchange between buyer and sellers, economic values will eventually 
erode.  Once that pattern is established, it becomes increasingly difficult to arrest the 
decline.   
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Photographs of existing site deterioration 
 
 
          
 
 
 
 
 
 
 
 
 
It is almost axiomatic that neighborhoods exhibiting the many deficiencies or 
inadequacies documented in the Study Area have a greater likelihood of slipping into 
irreversible economic and physical obsolesce. 
 
 

3. Real Estate Development and Investment Activity  
 

3.1. Reported Investment and Disinvestment Activity 
 
According to current tax records, approximately 56 records comprise the Study Area. 
There are 48 residential and 8 non-residential records in the Study Area.  In tax year 
2003, the taxable values for privately owned land and structures there totaled about 
$2,346,400. At least 23 of these records, about 41% of the total records, indicate that 
for the five years (1999, 2000, 2001, 2002, 2003) ending in 2003, the most current 
tax year, taxable values were flat or declining.  In the entire Study Area 30 of the 56 
parcels had a taxable value of less than $25,000 in 2003. 
 
Finding: 
 
Although the City has remained attractive as a location for both residential and non-
residential investment, the Study Area has been all but overlooked.  Given the Study 
Area’s central location, its poor performance relative to other areas of the urbanized 
city is all the more remarkable.   
 
The Study Area suffers not only physical deterioration and dysfunction but also 
economic deterioration and dysfunction.  Even though there were modest valuation 
increases in the aggregate, these gross changes in the Study Area ignore the flat or 
declining values experienced on about 23 of the approximately 56 records that 
comprise the entire area and the fact that 54% of the parcels within the Study Area 
have taxable valuations less than $25,000. As a basis for comparison, tax values in 
the County have increased from 25-30% over the same time period. 
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3.2. Diversified Ownership  
 

Of the 56 records, at least 40 are owned by various individuals or principals. Thus, it 
is difficult or impossible for private interests to mobilize the area for an assemblage 
that might counteract many of the physical or economic conditions that have been 
described in this Report.  In a relatively small site that consists of small lots, the 
diversity of ownership becomes even more problematic. Absent major intervention, 
an assemblage seems highly unlikely in the context of current ownership and 
dysfunctional platting. 
 
A sort of the tax records reveals that some 8 parcels are owned by out of City 
interests.  Of the estimated 34 single-family homes that have been built in the area, 
only 14 have homestead exemptions. 
 
Finding: 
 
The Study Area is not comprised of undeveloped land easily adapted to new 
expectations or specifications. Instead, it is comprised of old residential units situated 
on relatively small parcels of land that must be reassembled. Private interests will 
find it difficult, if not impossible, to assemble holdings of sufficient size and 
usefulness to introduce alternative development patterns, schemes, or products.  
The diversity of ownership is a major constraint to any major redevelopment activities 
in the area that will likely be exacerbated by tax delinquencies, a multitude of 
ownership and title histories, and battery of physical and legal impediments that 
typically preclude redevelopment beyond a small scale. Given the magnitude of the 
legal and physical circumstances in the present case, the challenges to stabilize or 
redirect the form of development are almost insurmountable. 
 
 

4. Social Environment, Crime and Illegal Acts 
  
The City of Lakeland is divided into Emergency Service Zones (ESZ’s), which allows 
for easier data management for service calls and proper allocation of resources for 
the Lakeland Police Department. The Study Area roughly corresponds to two 
separate ESZ’s. Specifically, ESZ 21202 and 21203 were used for this analysis. 
Although not a perfect match to the Study Area’s boundaries, the ESZ’s utilized in 
the analysis is a close approximation. The discrepancy in the geographic areas does 
not materially affect the conclusions derived from the utilization of this data. 
 
A count and sort of the ESZ data related to the specific ESZ’s mentioned above 
reveal that since 1997, there have been approximately 24,000 service calls, which 
include theft, indecent exposures, firearms violations, trespassing, child abuse, 
battery, narcotics violations, vehicle, business and residential burglaries, and 
domestic disturbances. 
 
Finding: 
 
Although the Study Area is located next to the City’s police headquarters, there 
appear to be an abundant number of service calls. More alarming are the types of 
service calls, from traffic complaints and repossessions to more violent and harsher 
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service calls such as child abuse, firearms violations, sexual batteries, and murder. 
The gravity of these calls clearly suggest an area that is in a state of physical and 
economic decline wherein residents are clearly victimized by fellow residents or 
passers by who are familiar with the decline of the area. Left unchecked, the amount 
and types of calls will most likely continue to escalate within the Study Area, along 
with the corresponding costs to the City and its residents.  
 
 

5. Criteria for Determining Blight 
 

In effect, the Redevelopment Act establishes two similar, but discrete, pathways to 
determine if a study area is a "blighted area", sufficient to warrant the full application 
redevelopment powers conveyed by such a designation. 

 
·  The first alternative ("Alternative One") involves the layering of two tests. The 

first test is broadly conditional and the second test is criteria specific. Both 
tests must conclude that the described conditions exist affirmatively.  

 
·  The second alternative ("Alternative Two") involves a specific agreement 

among parties subject to a prospective trust fund agreement.  Where such 
agreement exists, then the jurisdiction seeking to designate a redevelopment 
area need pass a less rigorous test. As in the first alternative, this test relates 
to specific criteria and it must conclude affirmatively.  

 
 

5.1. Alternative One 
 

The first prong of Alternative One©s tests requires that a study area identified as a 
blighted area contain a "substantial number of deteriorated, or deteriorating 
structures, in which conditions, as indicated by government-maintained statistics or 
other studies, are leading to economic distress or endanger life or property ".   
 
The second prong of Alternative One©s test is that the area must be one in "which 
two or more of the following factors are present". 

a) Predominance of defective or inadequate street layout, parking facilities, 
roadways, bridges, or public transportation facilities; 

b) 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; 

c) Faulty lot layout in relation to size, adequacy, accessibility, or usefulness;  
d) Unsanitary or unsafe conditions;  
e) Deterioration of site or other improvements;  
f) Inadequate and outdated building density patterns;  
g) Falling lease rates per square foot of office, commercial, or industrial space 

compared to the remainder of the county or municipality;  
h) Tax or special assessment delinquency exceeding the fair value of the land;  
i) Residential and commercial vacancy rates higher in the area than in the 

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

k) 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. �

These are identical to the fourteen criteria introduced on page 6 in this Report. 
 
 

5.2. Alternative Two 
 
The Redevelopment Act also allows that a blighted area may be "any area in which 
at least one of the factors identified in paragraphs (a) through (n) of Section 
163.40(8), F.S. are present and all taxing authorities (as such term is defined in the 
Redevelopment Act) subject to Section 163.387(2)(a), F.S. agree, either by interlocal 
agreement or agreements with the agency or by resolution, that the area is blighted.  
See Section 163.340(8), F.S. 

 
 

5.3. Assessment of "Substantial Deterioration"    
 
The Redevelopment Act provides little specific criteria or guidance in Section 
163.340(8), F.S. regarding the definition or attributes of deteriorating structures other 
than that implied in the Redevelopment Act which focuses on a series of indicators 
that in the aggregate are assumed to lead to economic, physical or social distress. In 
the present case, the physical state and the nature of the existing structures have 
clearly affected the physical, economic, and social environment within the Study 
Area.  Many residential buildings are of unacceptable physical condition, which 
requires major repair or complete demolition in some cases. The number of code 
enforcement violations speaks to this condition. In addition the non-residential 
buildings are functionally deteriorated and rendered functionally and physically 
obsolete by the constraints of site, structure placement, access and residential 
platting adapted to commercial use. Whatever their apparent physical condition, such 
condition should not be construed as a measure of their useful life.   
 
Further, the infrastructure that serves the Study Area is most likely incapable of 
meeting the demands of any future redevelopment that would materially alter and 
increase the density of development as it currently stands. With the City’s vision of 
higher densities occurring as part of their redevelopment initiatives in the Study Area, 
this condition emerges as a future conflict. 
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5.4. Blight Factors Present in the Redevelopment Study Area 

Of the fourteen conditions indicative of blight listed in the Redevelopment Act, our 
analysis indicates that at least seven such conditions exist in the Study Area and are 
retarding its immediate and longer term social, economic, and physical development. 
These conditions are a constraint for any significant development or redevelopment 
within the Study Area. Alternative One requires that at least two criteria be satisfied.  
Alternative Two requires that only one criterion be satisfied. Below is a summary of 
the criteria that apply to the Study Area. 

1. Predominance of defective or inadequate street layout. (Section 163.340(8)a, 
F.S.). While there may be adequate traffic capacity for the existing limited level of 
development within the Study Area, the status of that capacity suggests, at a 
minimum, that further studies will be required to ascertain the impacts of any 
major redevelopment efforts occurring in the Study Area.  

 
The street layout is defective and inadequate because of the lack of cross streets 
(both east/west and north/south). Streets that have historically linked the Study 
Area to the northern and eastern parts of the city have been abruptly closed 
because of the construction of the In-Town By-Pass. This condition contributes 
to the lack of connectivity among the area’s neighborhoods and promotes 
unnecessary traffic risks and loads onto major arterials, and leaves the 
neighborhood isolated from the community at large.   

 
2. Aggregate assessed values. (Section 163.340(8), F.S.).  The Study Area has 

been in a state of decline over the years. In aggregate, the assessed values of 
the existing properties have been relatively stagnant and show no signs of 
immediate improvement.  In effect, the Study Area is something of an infill 
development location that has been overlooked because of its stressful social, 
economic, and physical deterioration.   

 
The economic deterioration is reflected in the relatively stagnant property values 
estimated for the area.  A substantial number of the properties in the Study Area 
have failed to show any appreciable increase, resulting in an overall increase in 
assessed valuations materially below the rate achieved at the County level.   

 
Approximately 30 parcels have remained stable or declined in value over the 
period examined in this analysis. The loss of value extends across the entire 
Study Area. The aggregate assessed values have failed to show any 
appreciative increase over the past five years. The absence of appreciable 
increases in property values places some financial stress on the remainder of the 
City to absorb the burdens of serving or improving the area. 

 
3. Faulty layout in relation to size, adequacy, accessibility and usefulness. (Chapter 

163.340(8)c F.S.).  The Study Area is not an undeveloped area easily 
reconfigured to other purposes or activities. The intensity of plats or lack thereof, 
their small size and the character or condition of existing structures impart a 
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distinctly deficient pattern of development that precludes sound standards, 
design, and overall sanitary and safe conditions. 

 
As now planned, the area©s zoning could potentially yield as many as 280 multi-
family housing units with a maximum density of 22 units to the acre.  The gross 
number of lots is likely disproportionate to the number of users that would 
consider acquiring such lots for their intended purposes.  In today©s competitive 
environment, contemporary development practices favor larger sites to vary and 
mix uses and activities.   

 
4. Unsanitary or unsafe conditions. (Section 163.340(8)d, F.S.).  The presence of 

numerous garbage dumpsites in public rights-of-way speaks to the unsanitary 
and unsafe conditions within the Study Area. Residential refuse can be seen on 
the roads, street curbs, and in front of people’s homes, even during days when 
residential waste is not scheduled to be picked up. The transient housing 
complex is one of the primary building code violators because of the nature of its 
tenants, who leave on short notices because of eviction, criminal prosecution or 
other factors, and tend to leave the majority of their belongings on site. 

 
In addition, the amount of criminal activity reported within the Study Area is 
astounding. More alarming is the types of criminal activity documented by the 
Lakeland Police Department within the Study Area. From 1997 to 2003, 
approximately 24,000 service calls were made from the Study Area. While some 
services calls were as innocuous as minor traffic stops, more serious service 
calls such as theft, indecent exposures, firearms violations, trespassing, child 
abuse, battery, narcotics violations, vehicle, business and residential burglaries, 
and domestic disturbances have dominated the police activity. Although the 
Study Area is located next to the City’s police headquarters, there appears to be 
an abundant number of service calls. The gravity of these calls clearly suggests 
an area that is in a state of serious physical and economic decline. 

 
5. Deterioration of site or other improvements. (Section 163.340(8)e, F.S.).   As 

noted in the analysis section of this Report, most buildings within the Study Area 
are old and show clear signs of decline.  Houses show a myriad of signs of 
decline, such as holes in walls, peeling paint, broken windows and porches, 
unkempt yards, broken and rusted chain link fences, and cracked or lack of 
paved driveways. These problems are clearly the reason for numerous code 
violations within the Study Area. The primary concern is deterioration in context 
and setting, which will discourage long-term sustainability and lead to a reduction 
in useful life more rapidly than would be the case in a stable residential 
environment. Left unchecked, these problems will continue to escalate and 
contribute to further deterioration within the Study Area. 

 
In addition to the unkempt and derelict home structures, sidewalks within the 
Study Area appear to be also deteriorating and are functionally incomplete. While 
there are many parts of the network of sidewalks that are still physically sound, a 
few parts of this network have multiple cracks or missing segments. In addition, 
the sidewalk network is isolated from the northern and eastern segments of the 
area because of the In-Town By-Pass. The sidewalks condition is not only a sign 
of deterioration, but it also poses a safety threat to the neighborhood’s residents.  
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6. Inadequate and outdated building patterns. (Section 163.340(8)f, F.S.).    

Conditions of inadequate and outdated building patterns are literally self-evident 
based on the most casual inspection of the Study Area.  The dichotomy between 
current zoning and current land uses directly speaks to the community©s 
concerns with the intensity (or lack thereof) of potential development 
conceptually possible within the dimensions of the existing acreage.  While 
current zoning dictates an allowable density of up to 22 acres per acre, current 
development is drastically below the allowable limit. In addition, the transient 
housing facilities, although higher in density, do not meet contemporary design 
guidelines and market demands for multi-family housing. 

 
7. Diversity of Ownership.  (Section 163.340(8)m, F.S.).  Arguably, the Study Area©s 

diverse ownership is among its most onerous and fractious problems. Given the 
number of owners, the non-resident status of these owners, the pattern of small 
lots, and the demands of contemporary market or building requirements, it will be 
difficult for private interests to acquire sufficient property to alter the established 
patterns of development and use. Aggressive intervention will be needed to 
assemble parcels or holdings adequate in size such that the larger community is 
evidently committed to changing the Study Area©s social, physical and economic 
character. 

 
 

6. Conclusion and Satisfaction of Alternative Tests 
 
The Study Area is one in which a substantial number of deteriorated structures exist 
and these are materially injurious to the both the area©s and community©s overall 
sustainability.  These deteriorated structures and conditions are such they  "are 
leading to economic distress or endanger life or property…." as described in the 
Redevelopment Act. 
 
Such evidence of deteriorated conditions, together with cited and inferred data that 
identifies about seven dimensions of social, physical and economic hardship 
associated with deteriorated conditions and broad decline, demonstrate a substantial 
record of blight existing throughout the Study Area.  It is our understanding that the 
City of Lakeland and Polk County may agree by an inter-local agreement to the 
principles of blight as outlined here. If so, it would be our conclusion that the City 
need satisfy only one of the multiple criteria that would otherwise stipulate an area to 
be a blighted area. Our review indicates that conditions are so poor in the Study Area 
that either alternative method of finding of blight is demonstrated several times over, 
with many of the earmarks of blight readily apparent in the Study Area. 
 
The information summarized in this Report is adequate for the City of Lakeland to 
acknowledge the described conditions and to adopt a resolution that declares the 
rehabilitation, redevelopment, and conservation of the Study Area is in the interest of 
public health, safety, morals, and welfare. 
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7. Next Steps: Community Redevelopment Plan and Trust Fund 
 

Identifying a specific community redevelopment area, determining that such area is a 
blighted area as required by the Redevelopment Act and including the expanded 
Study Area as part of the responsibilities of the existing community redevelopment 
agency are the next logical steps Lakeland faces.  Assuming these actions take 
place, revising the existing community redevelopment plan to include the Study Area 
is the next step in the redevelopment implementation protocol.  A community 
redevelopment plan cannot be initiated until the City Commission has formally 
acknowledged the conditions of blight described herein. 
 
The community redevelopment plan must conform to a variety of criteria established 
in Section 163.360, F.S.  Further, the community redevelopment plan must contain 
certain elements articulated in Section 163.362, F.S.  Collectively, it is the purpose of 
such elements to serve as a legal framework for activating strategies which would 
contain these blighted conditions, remove such conditions and promote development 
and or redevelopment that facilitates sound, sustainable growth in the Downtown 
CRA Expansion area of Lakeland.   
 
Even though the Study Area is relatively small and contained, the diversity of 
ownership and the obvious necessity for the City or the community redevelopment 
agency to acquire the lands within the Study Area, any future community 
redevelopment plan needs to be flexible and capable of facilitating an evolving 
redevelopment vision.  The community redevelopment plan need not be a capital 
improvement plan in the typical sense, but rather can be a framework for creating 
and implementing a redevelopment strategy that complies with the dictates of the 
Redevelopment Act.  The development of a community redevelopment plan must not 
only meet the legal requirements of the Redevelopment Act, but also foster and 
facilitate the attraction of capable and cooperative redevelopment partners.   
 
The process for considering and adopting a new or revised community 
redevelopment plan also requires extraordinary mailed notice to all taxing authorities 
as well as published notice.  As well, prior to consideration of a revised community 
redevelopment plan, the community redevelopment agency must submit the plan to 
the local planning agency of the City for review and recommendations as to its 
conformity with the comprehensive plan for the development of the City as a whole.  
This analysis by the local planning agency is a relatively narrow analysis, but is a 
required intermediate step.  Upon submission of the revised community 
redevelopment plan to the City and each taxing authority, a public hearing 
concerning the revised redevelopment plan is also required.  Following such public 
hearing and a determination by the City approving the plan and confirming various 
statutorily required findings, the revised community redevelopment plan may then be 
adopted. 
 
Following the adoption of the revised community redevelopment plan, the Study 
Area will be included in the existing community redevelopment trust fund, that is 
required to be established by City ordinance.  Funds allocated to and deposited into 
this fund shall be used by the community redevelopment agency to finance 
community redevelopment identified in the revised community redevelopment plan, 
which will include the Study Area. 


