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THE SIMONS-SHELDRICK COMPANY
MUNICIPAL ENGINEERING
RESEARCH AND PLANNING

GEORGE W. SIMONS, Jr.
MeMm. AM. Soc. C. E. HILDEBRANDT BUILDING

RAY J. SHELDRICK JACKSONVILLE, FLORIDA
November 23, 1942,

Honorable Franklin 0O, Adams, and
lonorable Members,

Tampa Zoning Commission,

mp. Florida.

Dear Sirs:

We have the honor to present herewith our report on the Zoming
Plan for the City of Tampa. The ideas reflected herein pertinent
to Zoning have already been presented to the Commission at its sev-
eral meetings and approved by them. The plan &£s now submi tted is
pursuant to the action of the Commission following its several pub-
lic hearings.

Accompanying this report as Appendix 1 and 2 are the (a) Ordi-
nance for the consideration of the Board of Representatives and (b)
Zoning Atlas which shows the zones into which the eity is subdivided.

Included as a part of this Report No. 2, are the following
additional reports:

(1) Extent and Nature of and Trend of Blighted Areas
(2) Transportation and Tpansit
(3) Regional Aspects of the Problem.

Respectfully submitted,

THE SIMONS-SHELDRICE COMPANY
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I
DEFINITION OF ZONING

Zoning has been variously defined. One authority has said that zoning
regulates the use which may be made of private land (1); another has said that
zoning is the governmental process of dividing municipalities into districts and
imposing on private property uniform building restrictions relating to height,
bulk and use (2). One of the best and most recent definitions of zoning is that
of m-nt‘. "the regulation by districts under the police power of the height,
bulk and use of buildings, the use of land and the density of population™ (3).

Contrery to some public opinion, zoning is not a part «f any eity beautifi-
cation scheme. Neither is zoning an unlawful invasion of property rights. WNost
of our cities just grew. They started in a small way and as the exigencies
warranted, territorial expansion was effected. Cities in the past exercised
little or no contrel over the manner in which expanding land areas were sub-
divided, or as to the uses tc which such land was put. #ith the exception of
those land subdivisions regulated to a certain extent by deed restrictions or
deed covenants, a land owner could use his property for any purpose and in any
way he chose, providing he did not create a specially offensive nuisance. That
a given parcel of land was an integral pert of a corelated whole and its use or
abuse bore @ definite relationship to the city as & whole, and its general wel-
fare, was given little or no thought,

The resulting haphazard, unregulated growth and development led to most of
the difficulties encountered today. Residential areas into which the savings
of many workers were poured for home development, have been invaded by commer-
¢ial or industrial enterprises. Areas favorably situated for the spacious,

roomy development of homes have been subdivided intc small lots of inadeguate

area and dimensions resulting in much unnecessary over-crowding, congestion with



the creation of health and fire hazards. Overzealous property owners have es-
tablished business uses aimlessly without regard to the economic necessity of
such uses or without regard to the effect such uses would have on ad joining

land uses and values. By so doing they have sown the seeds of depreciated
values and alded in weakening the tax structure of the city. HMiles of properties
abutting certain thoroughfares have been seriously btlighted and rendered almost
valueless by the adherence to such an unregulated policy.

People of wealth and influence are usually able to protect themselves agsinst
irrational invasions of property uses. But in the case of the small home owner
who predominetes in every city such is not always true. He must rely on the pro-
tective legal measures of the city of which he is a part. For this purpose the

protective provisions of zoning are his sole reliance.

11
HISTORICAL DEVELOPMERT OF ZONING

Historieally, the principles of zoning have been recognized for many years
but the intensive, widespread application of them is relatively recent. The
first ordinance in the United States that sought to restrict businesses to cer-
tain areas was adopted by the small town of Wodesto, California, in 1885. Sub-
sequently in 1909 the City of los Angeles adopted an ordinsmee which is now
recognized as the first comprehensive zoning ordinance in the United States. In
that ordinance the city was divided into one large residential district and sev-
eral industrial districts. The ordinance was more general in its scope than
those developed since.

In the interim between the passage of the Los Angeles ordinance in 1909

and the passage of the New York City ordinance in 1916 much progress vwas made

in the scope, extent and technique of zoning. Prior to 1916 the subject of "use



control™ was the sole consideration but New York introduced the element of height
and area, or bulk, regulations. Therefore New York is credited with having pro-
mlgated the first comprehensive zoning ominance, also the first one designated
as a goning ordinance. The earlier ordinances were popularly referred to as
"districting” rather than zoning.

Since the adoption of the New York ordinance in 1916 ecities and towns thru-
out America have been preparing and enacting zoning regulations, each one a 1lit-
tle more refined or improved over its predecessor. Today more than 1,300 cities
and towns, and many counties, thruout the country are operating under comprehen-
sive zoning regulations. Of the ninety-two cities in the United States that had
populations of 100,000 or more in 1940, eighty-eight have enacted and are
operating under comprehensive zoning plans according to the National Resources
Planning Board. Tampa is one of the four not yet zoned.

Florida cities and towns have made considerable progress in zoning during
the past decade. To date Tamps, Pensacola and Lakeland are the only ma jor un-
zoned cities in Florida. within the past four years Winter Haven, lake Alfred
and Bradenton in the Tampa area were zoned,

It is interesting to note that since the adoption of the liodesto (California)
ordinance in 1885 and the subsequent pioneering ordinances of los ingeles and
New York in 1909 and 1916, respectively, a volume of interpretative law has been
written by the various courts of the country, local, state and federal. Thru
these many judicial opinions and interpretations the validity and meaning of

zoning has been definitely established.



III
AUTHORITY TO

The authority of a eity to prepare, enact and enforce zoning regulations
miet originate with the state, the source of a municipality's power. The state
is the source of the so-called police power which traditionally was said to be
the power of the state to protect the health, safety and morals of the community.
Of late however there has been added to this concept amother, which goes beyond
health, safety and morals, namely, "the promotion of the general welfare®. The
United States Supreme Court has held that the police power of a state embraces
regulations designed to promote the public convenience or the general prosperity,
as well as those to promote public health, morals or safety (Justice NeKenna in
a case of Eubank v. Richmond).

Prior to 1939, zoning in Florida was made effective pursuant tc special
legislative acts enacted specifically in behalf of the city or town seeking the
protective provisions of zoning. In this period, prior to 1939, thirty-five
speciel legislative enabling acts were passed. <1he 1939 session of the Florida
legislature however enscted a general zoning emabling act (laws of Florida,
Chapter 19539, No. 541) applicable to all cities and towns of Florida., This act
approved by the Florida legislature in 1939 authorizes a e¢ity to prepare and en-
act a zoning ordinance and prescribes the mechanics of operation, administration
and enforcement, The grant of power conferred on the city is:

"Section 2, Gprant of Power. For the purpose of promoting health,
safety, morals, or the general welfare . » . . the municipalities are
hereby empowered to regulate and restriet the height, number of stories,
and size of buildings and other structures, the percentage of lot that

may be occupied, the size of yards, courts and other open spaces, the

density of population, and the location and use of buildings, structures,



and land and water for trade, industry, residence or other purpose".

To utilize the foregoing grant of power and to effectuate a ning plan the
act in Section 4 stipulates that "the governing body may divide the corporate
area . « « » into districts of such number, shape and area as may be deemed best
suited to carry out the purposes of the Agt". 4ind then further, respecting the
regulations within a distriet (or zone) Section 4 atates:

"within such districts it may regulate and restrict the erection,

construction, reconstruction, alteration, repair or use of buildings,

structures or land”,

Section 4 refers to the "purposes of the Agt" which are really the funda-
mental, basiec purposes of zoning. These purposss are fully elucidated in Sgetion
S of the Aet as follows:

"Such regulations shall be made in accordance with a comprehensive

plan . . . . designed (1) to lessen econgestion in the streets, (8)

to secure safety from fire, panic and other daungers, (3) to promote

health and the general welfare, (4) to provide adequate light and

air, (5) to prevent the overcrowding of land, (6) to avoid undue

concentration of population, (7) to facilitate the adegquate pro-

vision of transportation, water, sewerage, schools, parks and

other public requirements”. (Fumerals are writer's).

From the above legislative provisions it will be noted that the eity has a aspe-
eific grant of power to accomplish certain ob jectives enumerated under the seetion
"Purposes”, and to accomplish these objectives, the eity has the right to divide
the corporate area into distriets and promulgate certain regulations in these
districts. The act then proceeds to speeify the mechanies of developing the plan

so that the work may be done in a thorough, comprehensive manner.

Section 8 of the enabling act provides for the appoiniment of a Zoning Com~



mission,

"$o recommend the boundaries of the wvarious original districts and ap-
propriate regulations to be enforced therein. Sueh Commission shall

make a preliminary report and hold public hearings thereon before sub-
mitting its final report."

The enabling act then provides for a Board of Adjustment, Amendment to the

Ordinance and its Enforcement,

v
ATTITUDE OF COURTS TOWARD ZONING

Since the enactment of the first districting or zoning regulation the
judicliary of the country ineluding the United States Supreme Court have written
the law and defined the limitations of zoning. Thru the maze of hundreds of de-
cisions and opinions handed down by the courts, however, three warning signals
stand out clearly, namely, (1) that the zoning of any land or buildings must be
a part of & comprehensive plan, (2) that zoning must not be arbitrary and
finally, (3) that zoning regulations must be reasomable. In sustaining the con-
stitutionality of the zoning ordinance of ILittle Rock, Arkansas, the United States
Supreme Court expressed its attitude toward zoning in the following language:

"So long as the regulstion in quastion is not shown to bte c¢learly un~

reasonable and arbitrary, amd operates uniformly upon all persons,

similarly situated in the particular district, the district itself

not appearing to have been arbitrarily selected, it cannot be ju-

dicially declared timt there is a deprivation of property without

due process of law, or denial of the equel protection of the law

within the meaning of the Fourteenth Amendment. (Reinman v,



In November, 1922, the City Couneil of Euelid, Ohio, passed a comprehensive
goning ordinance which ompletely districted the place. The area lay ad jacent to
the City of Cleveland, Opio, and in what was epparently the line of industrial
growth of that city. By the Euelid ordinance the industrial growth of Cleveland
was largely barred from Euclid and was obliged to stop or detour. The Ambler
Realty Company assailed the ordinance on the ground that it invaded constitutional
rights, and asked for an injunction restraining the enforcement of the ordinance.
This case found its way to the Ynited States Supreme Court and was decided by that
body in Cetober, 1926, This was the first time this court was reguired to pass
squarely upon & comprehensive zoning ordinance. The court upheld the authority
of the city to zone, smd established principles which have since been recognized
thru the ecountry as the leading principles on zoning. The court upheld the right
to create strictly residential districts, even to the exclusion of apartment
houses. In effect, the court classed apartment houses and industry with other
things which, altho not nuisances per se, become such "when in the wrong plage
- like a pig in the parlor instead of in the farm yerd®, (Village of Euelid v.
imbler Realty Company, 272 U, 5. 365, 1926 - opinion by ir. Justice Sutherland)

In a California case, Tahu v. Board of FPublie dorks, 195 Cal. 497, the
Supreme Court of that state said,

"The enactment by a municipality of an ordinance, pursuant to a

general comprehensive plan, btased upon considerations of publie

health, safety, morals, or the general welfare, applied fairly

and impertially, which ordinance regulates, restricts and segre-

gates the location of industries, the several classes of business,

trade, or calling, and the location of apartment or tenement

houses, clubhouses, group residences, two family dwellings, and

the several classes of public and semi-public buildings, is a



valid exercise of the police powers®,

Not only have the courts of the several states and the several districtiof federal
juriediction and the United States Supreme Court validated zoning, but the courts
of Floridla and the Florida Supreme Court have repeatedly recognized the validity
of zoning. BSo today, from a legal standpoint, Zoning is recognized as a walid
municipal procedure providing it is done in a comprehensive manner, is reasonable
and not arbitrary. The courts recognize in Zoning an attempt to control the use
of private lands for the common good, without, however, an imposition of unreason-

able hardship on individuals or groups.

v
MERITS OF ZONING

By elassifying lands according to their uses under the provisions of zoning
a degree of certainty and security is impressed on all properties, An area
restricted solely to the building of single family homes is at once stabilized in
character of development and value., Every property omner in an area of such
classification is assured that his investment will not be seriously impaired and
his property unnecessarily blighted by the invasion of commerce and industry into
the neighborhood.

The division of the eity into residential commereial aund industrial dis-
tricts, defined after careful study and public hearing insures & more orderly,
rational development and growth of the city as a whole. Uo longer will the
kitehen range be placed on the front porch and the dining room in the attic.
Zoning connotes order - the right thing in the right place.

Open space provisions in the several districts - front, side and rear yards
éntroduces the element of spaciousmess - will mean better light, air and venti-

lation around homes, also & better freedom of movement. lLessening of congestion



and overcrowding means better public health -nl' less danger from contagion. It
also permits better and more expeditious fire fighting. By having fewer people
cover the lands there will be more space in the streets and less congestion from
parking and mass ear movements.

Municipal finances for operations and maintenance and for eapitsl expendi-
tures will also be minimized by zoning. Heavy duty thoroughfares designated in
the Wajor Sgreet Plan (July, 1941) will require a sturdier paving surface than
mere access or neighborhood streets. A4All other utilities can likewise be
planned along more functional end economical lines once the character of com-
munity development has been established by zoning. In a meeting of the American
Society of Civil Engineers in 1925 (Proc. Am. S. C. E. Feby. 1925) a number of
nationally known engineers testified to the value of zoning as influencing the
design of public utilisies.

By allocating industry and commerce to certain suitable specified areas,
the zoning plan will protect residential areas from undue amounts of dust, odors
and smoke.

Zoning also enables the transit lines to better operate their schedules
and routings more efficiently.

Zoning 1s a common sense procedure. It seeks basically to do those things
@n individual would do for himself in planning a home. In such a simple planning
undertaking, one endeavors to proportion certain space for certain work. He
8llocates within the home a certain area for cooking snd the preparation of foods,
a@nother area for eating of food, another area for sleeping and another area for
living. That is zoning reduced to its simplest form. ¥hat an individual seeks
to do for himself, the eity seeks to do for itself because in the final analysis,

the eity is the collective home of the people.
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i
PROCEDURE IN DEVELOPING THE PLAN

The preparation and development of & zoning plan and set of zoning regulations
requires the accumulation and exhaustive study of a vast amount of detailed in-
formation. Just as the medical specialist subjects his patient to numerous tests
and diagnosis before preseribing treatment, so must the Zoning Commission study
and analyze the city before drawing a plan.

The statute authorizing the eity to zone says, "such regulations shall be
made with reasonable consideration, among other things, to the character of the
district and its peculiar suitability for particular uses and with a view to con-
serving the value of buildings and encoureging the most appropriate use of land
thruout such municipality”.

It can readily be seen from this that zoning regulations must be predicated
on faects and not on mere personal opinions. Many of the adverse court opinions
of the past have been due to improperly prepared and arbitrarily defined regula-
tions. Courts have also stated that zoning must be donme "in accordance with a
comprehensive plan™, inferring thereby that the welfare of any pert contributes
to the welfare of the whols.

How the city of Tampa came into bdeing, how it grew in population, area and
influence; what characteristics and qualities were impressed on the city during
its formative and growing stages and what trends are indicated at this time are
a few of the general lines of study that were pursued prior to the definition of
the zoning plan and regulations.

A city is a vibrant, dynemic organism. It is not semething static and un-
changeable; it is constantly moving - either aheed or backwards., As a virile

organism & city is comprised of a number of dynamic inter-related cells of life,

each dependent upon the other., The wholesomeness and balance of the entire



organism is dependent upon the healthfulness, virility and wholesomeness of
each individual cell.

From its beginning as Fort Erooke, the City of Tampe has steadily and sub-
stantially grown in population and area to its present corporate limits - and
even beyond., The latter is added because today; the life and influence of a
eity does not terminate at corporate limit lines. 1In its period of growth the
city has assumed certain definite characteristics - it has gotten a distinctive
personality. Also in this period of growth, lands comprising the city have been
applied to certain uses - some industirial, some commercial and some residential.
In this way the various residential, commercial and industrial areas came into
being.

The population of a eity, and more particularly its growth from year to
year, decade to decade, is always a matter of interest and pride toc any city.
But in any zoning study one must go beyond mere figures in the aggregate -
totals. It is necessary to know something about the composition, nativity,
age groupings, soeial and racial characteristics of the population comprising
the whole and further, study its distribution into the several component parts
of the city. Fopulation is not static either - it moves constantly and these
movements or trends of movement are significant in defining the boundaries and
slzes of the various zones or districts. Jithin recent years, population in
American cities has been moving from the center toward the fringe and beyond.
That tendency is quite noticeable inTampa. Then to-, population tends to shift
within an area, from one spot to another, leaving older residential gections for
hewer. And as these shifts take place - slowly, not suddenly - the older areas

frequently underge changes for the worse.
As the city grew in population and importance the demsnds for additional

living and working space led to the aetive subdivision of lands both in and out-



side the city. These sucecessive subdivisions of land tracts, one after another
finally resulted in what is commonly referred to as the city's "land pattern”.
As one studies the plat records filed in the Hillsborough County Court House it
is quite apparent that as each tract of land was planned for subdivision little
or no thought was given to the method or plan of subdivision of adjoining traets.
The subdividers of those early days were planning solely for that immediate mo-
ment and for their own individual profit. It was planning for horse and buggy
days. This practice led to many of the difficultic¢cs end trials being encountered
in Tampa today. 4s the land subdivisions were populated the demand for eity ser-
vices and facilities followed and by successive steps, the corporate area was
expanded to its present size.

The study of city growth by successive land subdivisions also included a
study of subdivision practices such as aress of lots, lot dimensions and street
facilities. These minute details obviously exerted a definite influence on the
subsequent utilization of lands for residential, commereial and industrial uses.
A land subdivision policy was established that later determined the intensity of
land use and the density of population.

¥With lands subdivided, with transportation and city facilities available
the population began to distribute itself. Some areas settled quickly, others
slowly. Some were provided with expensive homes, some with modest homes while
others with shacke. There was no regulation. Those of wealth and position
lived in the so-called "best parts of town”, the remaining, figuratively speak-
ing, lived "across the tracks". To follow the trends of btuilding conmstruction
within recent yeers the records of the Puilding Inspector were examined and a
map of builiing trends prepared.

The population of the city, its growth, charscteristics and distribution

are important as are also the practices of land subdivision responsible for the



present land pattern. Put most significant are the uses to which those lands
are now being put. Before any use distriets could be defined by the Zoning
Commission it was necessary to know how every parcel of property in the cor-
porate area is used, also the character and use of every building. From an ex-
isting conditions map showing the uses of all land pareels the eurrent status
of the land area is determined, the facts are learned. Fortunately for this
particulsr study the records and maps of the Heal Property “urvey made in 1940

thru WPA and sponsored by the Tampa Housing Authority, were available.

Vi1
AREA AS 4 WHOLE

The corporate limits of Tampa envelope an area of 24.1 square miles of
which 0.1 square miles is water and 19.0 square miles is land. According to
the 1940 census this area had a population of 108,391 or an average density
of 8.9 people per aere.

The land ares of 19.0 square miles is subdivided into blocks, tracts
and streets, 14.5 square miles into blocks and tracts and 4.5 squere miles
into streets (23.1% of the land area is streets)., The blocks and tracts are
further subdivided into about 45,000:lots of which about one-half are developed
or built upon.

The water area of 5.1 square miles consists prineipally of Hillsborough
Bay, lMcKay Bay and the Hillsborough River. Fpom its confluence with the bay
% a point about two and one-helf miles north thereof, the river flows entirely

thru the corporate area. lNorth of Toampa Bay Boulevard the river lies wholly

within the county area, its east acd south shores being the corporate limit
live.

The terrain of the corporate area is relatively flat, sloping gently from
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the bay northward on the east side of the river, That portion of the area west
of the river and north of Grand Central Avenue is less sloping than that area
east of the river.

The river and bay were from the beginning directive influences in dividing
the eity funetionally into residential, commercial and industrial areas. When
the railroads came into Tampa in 1884, from the east, their lines were located
near the waters which early gave rise to the creation of a definite industrial
section. The central business section was first established along Franklin
Street in the neighborhood of Whiting and thru the years has been gradually
moving northward. For meny years after the filing of the Jeckson plat in 1853,
the central business distriet, the river was & barrier to an extension of the
eity westward, especially of a business extension., That area kunown as Hyde
Park, accessible only by ferry until 1889, ir the lete eighties ard early
ninties began to develop as one of the "best" residential sectione of Tampa.
It was near the down town section and near the bay with a commanding vista.
Arter the first highway bridge crossed the river at Lafayette Street in 1889,
residential development intensified on the west side of the river. The com-
Pletion of the exclusive Tsmpa Bay Hotel in 1889 (now Tempa University) was
influential in drawing residential development to the west side of the river
and into Hyde Park and West Tempa.

North of the central busiiess area defined by the Jackson plat of 1853,
on high lands in the vieinity of fenderson, Palm, Osk and Ross Avenues the
Prineipal residential ares of Tampa developed. Subdivision plats in this

area were filed during the period 1€83-1890, In this area the Tampa Heights
residential section of large, fine homes developed. PRecause of the river

barrier to the west, this Tompa Heights area developed first.

In 1887, Vicente Martinez Yoor, founded Ybor City on lands northeast of

14



the central distriet. The first Ybor City plat was filed in 1886. Ybor City
became the center of Tampa's extensive cigar meking operations and the center
of lLatin life and culture.

The West Tampa ares was 2 separate, independent corporate entity until
1925. 4s & cigar making and residential area 1t began to assume definite form
in the early ninties. It was made more accessible to Tampa with the opening
of the Fortuns Street bridge in 1897 - the second bridge across the river.

Also in the early ninties a subdivision was started in the Palmetto Beach
-DeSoto Park section. Growth in this area was slow and much of it did not come
into the city until 1923,

The 1890 population of Tampa was 5,532 all of whom lived in the Tampa
Heights, Hyde Fark and Gerrison sections of the ecity which were a part of the
corporate area of 18%%,

¥rom the three nuclei (Tampa Heights, lyde Park end Ybor City), all lo-~
cated within a radius of two miles from the central district and easily access-
ible thereto, the residential areas extended ard expanded in all directions.
This activity was intensified by the construction and operation of the street
railway system in 1885. Soon after this time the drift of development was out-
ward toward the fringe.

Until 1884 there was no manufacturing or wholesale establishments in
Tampa. Soon thereafter, in 1886 the first cigar factory was established in

Tampa. The upsurge of industrial activity followed the World War No. 1 in 1918,
since which time the industrial areas have been becoming more and more active

and important.
To get a picture of the early Tampa, to see how it has grown and developed

one need only read from the midwinter edition of the Tampa Tribune of 1900, 1In



this we find Tampa desecribed:
"like an emerald iz & golden erown, adding lustre to all its

surroundings, Tampe, the queen City of the Gulf, is set, in
its roves of resplendent green, in the beautiful, semi-tropic
wealth of the Wegst Coast of Floride., The city is a gem, the
rare beauty of which at once charms the beholders; its hun-
dreds of refreshing shade and fruit trees, flowers, lawns
and magnificent edifices, impress with force and favor every
visitor who chances to enter its faseinating domain."

This statement was made in 1900, How would it be modified today?

Aeccording to this historic document in 1808 there were no paved streets
nor sewage, both of which came in 1899, At this time there were one hundred
and twenty clgar factories employing 5,000 - 8,000 operatives. In 1200 "the
eity is now lighted by fifty arc street lamps and two hundred and fifty gas
lights while five thousand incandescent electric lights are used in msiness
offices”.

From this brief resume it can be seen that Tampa's big growth has taken
Place during the past forty years. If there had been & plan of development
prepared then a s Washington and L'Enfant did for the national eapital in 1791,
what a different city Tampa may have been today. Put today Tampa is on the
threshhold of generations to follow - what will those who populate Tampa forty
years hence be able to say of their forebears who now have the opportunity

before them to plan and build wisely and well?
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VIII
AREA CHARACTERISTICS

The population growth of the City of Tampa from 1890 has been steady and
substantial., Likewise its importance as a manufacturing, distribution, commer-
cial and financial center has been grestly enhanced in the same period. In the
first instance Tampa was primarily a cigar manufacturing city - a one industry
town, lLater however with the intensive growth of south Florida, Tempa expanded
into a eity of diversified industry. Today there sre more than two hundred in-
dustrial operations in Tampa.

The periods of greatest growth ware from 1890 to 1010 and 1920 to 1930 dur-
ing which the population settled in areas mrcunding the three original nuclei
- Hyde Park, Tampa Heights and Ybor City. 4s a result there are today several
rather definite and distinctive neighborhood or sectional areas which considered
together, constitute the city (Figure 1 ). These are Jackson Heights, Yvor City,
Palmetto Beach, Estuary, Hookers Point and Seddon Island, Tampa and Central
Heights, Seminole Heights, Yest Tampa, Hyde Park, Garrison, Davis Islands.

Each of these ten areas are comparable to the cells of an organism, each is a
dynamic part contributary to the life processes of a dynamic whole. It is dif-
ficult to draw any definite boundary lines around any one of these areas be-
cause of their functions and interests overlapping, so instead, arbitrary areas
are designated for purposes of discussion, areas that reflect the major echaraec-
teristics in the aforementioned neighborhood classifieations.

AREA NORTH OF BUFFALO AVENUE

AREA NO, 1
This area comprises that part of Tgmpa located north of Buffalo Avenue,

between Fifteenth Street on the east and the river on the west and north brought

into the corporate mrea in 1923, It includes the Seminole Heights neighborhood.
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It is traversed north and south the the primary arteries, lebraska and Florida
Avenues, and east and west, by such principeal streets as Osborne, Hillsborough,
Hanna and Sligh Avenues. This section is one of the fastest growing in Tampa
and is devoted prineipally to single family home occupancy. With the exception
of two parcels of property subdivided in 1886, most of the area experienced its
most active subdivision in the early 1900's.

This section, north of BPuffalo Zvenue, has a gross area of about 2,400
acres of which 1,940 acres are divided into blocks and tracts and about 460 acres
are allocated to streets (19.2% of the gross area). The area of this seetion
comprises approximately one fifth or 20% of the gross area of the ecity.

Of the 1,940 acres subdivided into blocks and traets, 1,010 acres (52%) are
developed with structures of all types and of the 1,010 acres developed with
structures, 85¢ acres °F85% of the developed area is used by single family
homes.

In 1930 this area had a population of 14,455; in 1940 its population was
18,670, an increase of 4,225 in the decade. The density of population on the
net area of developed land approximates 18.6 people per aere. In the area are
some 900 acres of vacant land suitable yet for similar development. Currently
it contains 4,765 single family homes, 127 two-family homes and 33 structures
for four or more families., Of the 340 single family homes built in Tampa dur-
ing the period April, 1041, to May 1, 1942, 116 were built in this area north
of Osborne Avenue. It is alsoc of interest to nmote that more than fifty per cent
(50%) of the Womes in this area were owner occupied.

Subdivision prectices thruout this area have not been uniform. North of
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