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HIGHLIGHTS

Lincoln and Madison Park are long-established, African-American neighborhoods
located directly south of Plant City’s downtown. The neighborhoods comprise 20%
of the City’s population and cover almost 900 acres.

The Study was requested by the Plant City Commission and was completed by the
Planning Commission with the assistance of the Plant City Neighborhood
Improvement League, the Plant City Chamber of Commerce and City of Plant City
staff.

The impetus for the study was an inconsistency between the zoning code for the
City of Plant City and the approved comprehensive plan. The comprehensive plan
did not allow for the development of neighborhood commercial businesses within
otherwise appropriate areas of Lincoln and Madison Park even though these areas
were properly zoned.

The Study examines the comprehensive plan and the market demand within Lincoln
and Madison Park for unmet opportunities. The Study examined economic and
land use data available for the area, and the results of two independent surveys of
area residents concerning their spending habits and preferences. Not only does the
Study document considerable pent-up market demand, it also concludes that this
opportunity can be encouraged with very modest changes to the comprehensive
plan.

The Study points out the considerable opportunities for entrepreneurial and
business development within Lincoln and Madison Park. The Study area is very
cohesive with respect to some characteristics of neighborhood development. The
residents all express a general appreciation for their neighbors and the local .
opportunities for church and school activities. The only missing item relates to
economic opportunities.

The Study provides the City of Plant City with a wide-range of options for
encouraging the development of economic opportunities in the Study area. These
options range from direct technical assistance from City staff to funding capital
improvements. The preferred approach would be a public-private partnership of
the established Plant City business community and City of Plant City.




BACKGROUND

The Lincoln and Madison Park Neighborhood Commercial Feasibility Study was undertaken
by the Planning Commission at the request of the Plant City City Commission. The purpose
of the Study is to, first, gauge the demand for new neighborhood commercial businesses in
the vicinity of Lincoln and Madison Park. The types of commercial activities which could
be encouraged in the Lincoln and Madison Park Study area would sexve the localized,
neighborhood African-American market. Identified business types will be small, owner-
run and retail or service in nature.

The second purpose of the Study is to suggest potential locations for new neighborhood
commercial businesses within Lincoln and Madison Park. In addition, specific types of
businesses are identified which could show a success within the Study area. Finally, the Study
presents several different approaches to encouraging the development of businesses at the
desired locations.

A related purpose of the Lincoln and Madison Park Neighborhood Commercial Feasibility
Study is to provide citizen-input to the update of Plant City’s Comprehensive Plan. The
Study demonstrates that there is the possibility for a wide range of preferences within the
City of Plant City concerning the characteristics of desirable neighborhood land uses. The
Plan Update will need to recognize this diversity and incorporate it into the updated
Comprehensive Plan.

The Lincoln and Madison Park Study Area is shown on Map 1. The Study area is totally
within the city limits of Plant City. It is bounded on the north by the C5X Rail-line, on the
west by Alexander Street, on the south by Grant and Alsobrook Streets and on the east by Park
Road.

The original impetus for the Lincoln and Madison Park Study came in early 1994. A
property owner had a small lot at the corner of Jenkins Street and Maryland Avenue which
was zoned C-1 Commercial. However, the owner desired to develop the property as a
commercial business. The Comprehensive Plan for the City of Plant City did not allow the lot to
be developed commercially. The property did not meet the “nodal requirements” of the Plan.
The “nodal requirements” state that commercial activities in residential plan categories must
be within a specified distance of a combination of arterial and collector roadways. This
property is not within the appropriate distance.

The property owner brought this situation to the City Commission of Plant City. During
numerous discussions, the City Commission heard that the local residents in the vicinity of
Maryland Avenue were concerned that their neighborhood was lacking in neighborhood
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commercial activities. Historically, the eastern side of Maryland Avenue south of U.S. 92 had
been commercially zoned to Alabama Street. Commercial activities have been located in the
area in the past, but the Comprehensive Plan for the City of Plant City does not recognize the
commercial “grand-fathering” of this historical zoning. This is because the area was not
commercially active when the Comprehensive Plan for the City of Plant City was developed.

In mid-1994, the Plant City City Commission requested the Planning Commission to
coordinate a study with the Chamber of Commerce, Plant City Neighborhood Improvement
League, and City staff concerning the need for neighborhood commercial businesses in the
Maryland Avenue area. The Lincoln and Madison Park Neighborhood Commercial
Feasibility Study was conducted with the direction of a steering committee. The steering
committee consisted of Julius Dupont, President, Plant City Neighborhood Improvement
League; Bob Young, Greater Plant City Chamber of Commerce; Jim MacDaniel and Phil
Waldron, Plant City staff; and Planning Commission staff. The steering committee provided
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specific direction concerning the boundaries of the Study area and the content of the two
questionnaires administered for the Study. They also provided valuable assistance in the
actual conduct of the door-to-door survey. At the initial meetings of the steering committee, it
was determined that the best course of action would be to first document the need for more
neighborhood commercial businesses within the Study area. The Study area boundaries were
set by the steering committee to include all of the Lincoln Park area and the area west of Jim
Redman Parkway (SR 39 - Collins Street) to include Madison Park as well.

Since the geographic areas selected by the steering committee for potential commercial
development are, for the most part, already zoned for commercial development, and the
Comprehensive Plan for the City of Plant City prohibits the development of these areas, it
became apparent that the Comprehensive Plan for the City of Plant City must be addressed.
The Plan is currently undergoing an Evaluation and Appraisal (EAR} as required by the State.
These study results will be incorporated into the EAR and ultimately in the revised Plan.
Several methods can be applied that will achieve the goals identified:

o The area(s) can be identified for special treatment under the Comprehensive Plan for the
City of Plant City,

¢ the locational criteria can be modified,

» commercial land use categories can be applied to certain areas,

» redesignation of certain streets to arterial or collectors can be done.

Since each of the potential actions carries with it consequences that will effect the
Comprehensive Plan for the City of Plant City, these alternatives will be considered in the context
of the Comprehensive Plan for the City of Plant City update.

The Study is divided into three sections. The first section places the Study area within a
regional and historical perspective by examining current demographic, economic and land use
information. The second section describes the results from two questionnaires administered-to
residents of Lincoln and Madison Park. The third section contains implementation options.

Lincoln and Madison Park Neighborhood 3
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DEMOGRAPHICS, ECONOMICS AND LAND USE

RESIDENT POPULATION CHARACTERISTICS

The Lincoln and Madison Park Study area is a long-established neighborhood approximately
889 acres in size located directly south of Plant City’s downtown.

CHART 1
POPUL.ATION COMPARISON, 1990 - 1995, 1995 - 2015
LINCOLN AND MADISON PARK STUDY AREA

Study Area

6,414*

L) L] L) ¥ L L] ¥ 1

- 1,000 2,000 3,000 4,000 5,000 6,000 7,000

Plant City

36,300 **

25,670 *

- 5000 10,000 15,000 20,000 25,000 30,000 35,000 40,000

Source: U.S. Bureau of the Census, 1990 Census,
Hillsborough County City-County Planning Commission, 1995.
* New 95 Population Estimates

** Draft 2015 Population Projections
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The Study area’s approximately 5,160 residents are primarily African-American (84.7%) (Chart
2), and represent over 20% of Plant City’s total population. The Study area has only 3.5% of its
population which reports itself as “Hispanic” compared to 10.5% countywide.

CHART 2
POPULATION BY RACE AND ETHNICITY
LINCOLN AND MADISON PARK STUDY AREA

Study Are i
Study Area Hispani Plant City
8%
Hls;a::ntc White Black
2 12% 20%

85%

Total County

Hispanic
11%

Black
13%

White
76%

Sources: Summary Fiie Tape 1B, 1990 Census, Hillsborough County City-County Planning Commission, 1985,
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The average household size in the Study area (almost 6 people per household -- 5.91 pph) is
more than twice that in either Plant City or the County (Chart 3). The presence of
comparatively large numbers of young consumers who purchase based on independent
preferences which are not currently served by local retail or service businesses present an
opportunity for neighborhood commercial development.

CHART 3
PERSONS PER HOUSEHOLD
LINCOLN AND MADISON PARK STUDY AREA

6.5 T
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Sources: Summary File Tape 1B, 1990 Census,
Hillsborough County City-County Planning Commission, 1995.

The Study area households are more likely to be “renter occupied” than is the case in the City
or countywide (Chart 4). The housing stock in the Study area is primarily single family
(69.7%); however, it does have a comparatively large proportion of total housing stock in the
“duplex” category -- 17%% vs. 6.2% in the City of Plant City and 3.5% countywide (Table 4).

6 Lincoln and Madison Park Neighborhood
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CHART 4

RENTER / OWNER COMPARISON
LINCOLN AND MADISON PARK STUDY AREA

Study Area Plant City

Renter
34.2%

Renter

47.1% ] Owner

52.9%

Owner
65.8%

Total County

Renter
37%

Qwner
63%

Sources: Summary File Tape 1B, 1990 Census, Hillsborough County City-County Planning Commission, 1985.

For a broad range of measures, the general standard of living in the Lincoln and Madison
Park area is less than that in greater Plant City and Hillsborough County (Chart 5). The
1990 median household income in the Study area was about half of that in the City of Plant
City (Table 5). Almost 40% (39.1%) of the population residing in the Study area live below the
poverty level compared to 17.8% for Plant City and 13.3% for the County.
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Chart 5
Income and Housing Data
Lincoln and Madison Park Study Area
Median Household income
$28,477
$30,000 $25,268
$25,000
$20,000
$15,000
$10,000
$5,000
$0 : {
Study Area Plant City Total County
Median Housing Value
$80,000 $73,000
$70,000 $59,800
$60,000
$50,000 540,016
$40,000 -
$30,000
$20,000
$10,000
$0 : {
Study Area Plant City Total County
Median Contract Rent
$400 3372
$350 $315
$300
$250
$200
$150
$100
$50
$0 } i
Study Area Plant City Total County
Source: Bureau of the Census, Summary Tape File 3A, 1990 Census.
Hiltshorough County City-Ceunty Planning Comimission, 1895.
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LABOR FORCE AND EMPLOYMENT

The unemployment rate for the Study area’s labor force in 1990 was 9.6% compared to 5.7% for
Plant City and 6.8% for the County (Table 6). The Study area’s comparatively high
unemployment rate suggests the need for expanded economic opportunities for
neighborhood residents.

For those Lincoln and Madison Park residents with jobs, their occupations are concentrated in
the blue collar (precision/draft/repair and operator fabricator) or service occupations (Chart
6). Comparatively few of the study area residents are employed in professional or managerial
occupations -- 16.0 vs. 26% in Hillsborough County.

CHART &
LABOR FORCE BY OCCUPATION
LINCOLN AND MADISON PARK STUDY AREA

Percentage
40.0% T
35.0% 4+
30.0% +
25.0% + B Study Area
20.0% + B Plant City
ETotal
15.0% County
10.0% -
5.0% ¢
0.0% |

Professional  Administration  Occupations Fishing Repair Fabricator
Managerial/ Sales/ Service Farming/ Craf/ Operator/
Technical/ Precislon/

Sources: Buseau of the Census, Summary Tapa Fite 3A, 1980 Census.
Hiflsborough County City-County Planning Cemmission, 1995,

BUILDING ACTIVITY AND LAND USE

The Study area has averaged adding 10 new housing units per year over the past three years.
For an area this small and close to the downtown core, this can be argued to be significant
growth. However, there has been very little commercial construction -~ only $1.1 million over
the past three years. This finding is consistent with the other information presented in this

Lincoln and Madison Park Neighborhood 9
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Study which suggest a market demand for new neighborhood commercial shopping
opportunities.

Existing and the Future-Plan land use for the Study area are shown in Maps 2 and 3,
respectively (also refer to Tables 8 and 9). According to this information, the Study area has a
higher percentage of both its existing and future land use than the City of Plant City in the
light commercial category. This comparison suggests that there may not be a “commercial
land use” problem in the Study area; however, this is not totally realistic. The City of Plant
City has an unusually large amount of land in the agricultural (existing) and manufacturing
(future) categories which has a tendency to cause the percentage of property in other land use
categories to appear unusually small. However, this data does point out the need to examine
shifting commercial land use allocations within the Study area in addition to potentially
adding more commercial-related land use acreage.
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THE SURVEYS
METHODOLOGY

A primary purpose of the Lincoln and Madison Park Neighborhood Commercial Feasibility
Study is to gauge the demand for new neighborhood commercial businesses in the Study area.
In that there is no reliable information available on the buying power and preferences of Study
area residents, it was necessary to collect this information directly from local residents. This
data collection was accomplished with a short mail-out/mail-back questionnaire to all Study
area residents, and a more detailed, lengthy questionnaire administered face-to-face to 85
residents.

A copy of the self-administered, mail-back questionnaire and the results are presented in
Attachment 1. The Planning Commission received back 133 of the 1,279 questionnaires mailed
out for a response rate of 10.4%. Both the self-administered and the face-to-face administered
questionnaires were reviewed and modified by the steering committee. A copy of the face-to-
face administered questionnaire and the detailed results are included in Attachment 2. After
two training sessions, this questionnaire was administered by volunteers form the Plant City
Neighborhood Improvement League and the City of Plant City. Every effort was made to
ensure that the survey results are representative of the surveyed population. The surveys
were divided proportionately by population size into the blocks and block groups which
comprise the Study area. Surveyors were instructed to select housing types based upon the
observable characteristics of the Study area.

Even though every effort was made to reduce bias and increase the surveyed population’s
representativeness of the Study area population, neither questionnaire can be said to have
been administered to a random sample of the Study area population. Consequently, standard
measures of statistical reliability or representativeness should not be applied to the survey’s
results.

RESULTS

By combining the results from both surveys, a picture of the Study area emerges which
shows a minority neighborhood with substantial purchasing power, and a general
perception that there are few local opportunities to shop for goods and services.

When interpreting the results, it is important to remember that any survey, including these
two, is typically responded to by a select group of individuals. These individuals are usually
those with some type of interest in the topic being considered. In the case of these two
surveys, they seem to have been selective of the more established and older segments of the
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Lincoln and Madison Park population. For example, on average, the respondents to the face-
to-face interviews have resided in their current neighborhood for over 37 years. In Chart 7,
which plots the occupation of the head of household, 21% of the respondents were disabled or
retired. These findings should in no way dilute the apparent demand for more neighborhood
commercial businesses within the Study area. On the contrary, the results highlight the
presence of a comparatively affluent segment of the neighborhood.

Chart?7
Occupation - Head of Household

Managerial/
Professional
5%

No Response
6%

Unemployed
4%

Technical/Sales/
Adm. Support
12%

Disabled/Retired
21% Service

13%

Production/Crait/
Repair
20%

Operators/
Fabricators
15%

# of Respondants - 85

Source: Hilisboraugh County City-County Planning Commission,
Lincoin Park / Madison Park Neighborhood Commercial Feasibifity Study, Long Questionnaire,1995.

It can be argued that the results obtained from the face-to-face interviews is actually more
reflective of actual conditions within the Study area than other more established data
collection efforts such as the Census. The interviews were conducted by volunteers from the
Plant City NeIghborhood Improvement League, the friends and neighbors of the respondents.
As such, the respondents may have been more relaxed and open, as opposed to responding to
a “government” survey.

The Study area has substantial purchasing power. If the mean household incomes evidenced
by the respondents from both surveys are averaged, the mean household income in the Study

12 Lintcoln and Madison Park Neighborhood
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area is approximately $28,500 per year -- for a total annual purchasing power of nearly $53
million.

It is apparent that there is a substantial amount of money being spent by Study area residents.
The next questions are:

1. Where is this money currently being spent?
2. Do these shopping opportunities match the tastes and preferences of Lincoln and
Madison Park residents?

A careful look at Chart 8 will show that the City of Plant City is the final shopping destination
for the great majority of Lincoln and Madison Park residents. More than 80% of the
respondents asserted that they do more than half of their shopping within Plant City.

Chart 8
Response Percent of Shopping Done In Plant City

20

20% 30% 40% 50% 60% 70% 80% 90% 100%

# of Respondants - 85

Source:  Hillsborough County City-County Planning Commissicn,
Lincoln Park / Madison Park Neighborhood Commercial Feasibility Study, Long Questionnaire,1995.
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How much of the shopping by Study area residents is conducted within Lincoln and Madison
Park? Chart 9 indicates that there is very little shopping done within the Study area. Over
60% of the respondents estimated that they do 10% or less of their shopping within Lincoln
and Madison Park. The respondents indicated that this is not necessarily a desirable
situation, Over 95% of the respondents indicated that they would shop more within the
Study area if opportunities were available.

# of Chart 9
Responses Percent of Personal Shopping in Park

35 =
30+ I8
25 o |

20 4

15 4 |

0% 5% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

# of Respondants - 85

Source: Hillsborough County City-County Planning Commission,
Lincoln Park / Madison Park Neighborhood Commercial Feasibility Study, Long Questionnaire,1995.
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