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Executive Summary
The Riviera Beach CRA

was established in 1984 to develop a vision and implement strategies to create a vibrant community and enhance economic, social, recreational
and retail opportunities for the residents of Riviera Beach. The CRA, among the earliest created in Florida, focused its boundaries and efforts primarily east of the Broadway corridor around
commercial, waterfront and beach properties where most of the underutilized, aging and vacant commercial buildings and potential redevelopment opportunities were located at the time.
Over the past three decades the CRA master plan was created, amended, redefined and implemented in various degrees. As a result, beachfront commercial facilities have been built,
roadways improved, public-partnerships executed, social and educational programs instituted, jobs created, and a world-class marina, public market, community center and mixed-use
project are under way. During this time, consensus has developed that it is time to focus a larger part of the CRA’s redevelopment efforts on the neighborhoods and districts lying west of
the original CRA boundaries.
On June 30th, 2014, the Riviera Beach CRA contracted with the Treasure Coast Regional Planning Council (TCRPC) to conduct a CRA boundary expansion analysis. The intent of this
proposed expansion is to enhance the City’s competitiveness in a larger economic context by providing the benefits and programs available only through the CRA to the area identified
as Riviera Beach Heights Study Area. By expanding the boundary into the neighborhoods, the CRA has the ability to provide social, educational and job-related programs to the City’s
residents, but most importantly, it has the ability to improve infrastructure and properties that are physically or functionally deteriorated and constrained in their ability to generate adequate
tax revenues and that are impacting the neighborhood’s appearance, safety and value.

deteriorating roads and infrastructure, lack of sidewalks, and vacant homes, land and
commercial properties are significant neighborhood deterioration factors.
The Riviera Beach Heights Study Area presents conditions of physical decline, underutilization, or has inappropriate or outdated regulations that limit the area’s ability to thrive,
ultimately affecting its financial condition and its level of services. This study finds the existence of deterrents to sound future growth and development as defined in Section 163.355,
F.S. and determines that the Riviera Beach Heights Study Area meets the statutory requirements of blight and would benefit by being incorporated into the CRA.

This is a defining moment for City of Riviera Beach and its
CRA. Property values in this area is at an all-time low. Millions in ad valorem revenue will

be added to both agencies’ annual budgets from Florida Power and Light’s Next Generation Clean Energy Center. The City and CRA should work together to improve these areas
while capturing increased ad valorem revenue to reinvest it in the areas that require the
improvements. With or without a boundary expansion, the findings of this study need to be
addressed. Combining additional resources and specific actions provided by the CRA will
provide the opportunity to reverse a trend of economic and physical decline and build upon
the positive elements and distinctive character of the neighborhood.

202 acres (3.2% of City Area)

The analysis conducted by TCRPC with data provided by the Palm Beach Property Appraiser’s Office revealed diminished real property value in this area. The analysis showed underperforming and decreasing ad valorem revenue, thus limiting funding necessary for infrastructure, beautification, safety and economic enhancement programs. The study shows that without
targeted investment this situation is not likely to improve. Real property values in these areas will continue to underperform. Physical, economic and social problems will increase and the
revenue loss will be even greater. City-wide resources will have to be disproportionally dedicated to these areas (as is already evident with police services due to a higher than average
incidence of crime).

-17.58% Average Assessed Value decline (2009-2013)
-4.53% Projected Assessed Value increase

Conditions such as these require Cities to consider additional tax revenues to improve declining areas, with those revenues being generated outside the areas requiring improvement. This
results not only in a poor economic environment but in an inequity to the City as a whole. The Community Redevelopment Act provides for a more equitable distribution of tax revenues
that allows the area requiring improvements to contribute targeted resources to fund these improvements. Expanding the CRA boundary would not only result in a shift in the tax burden,
but the ability to address change rapidly and capture tax revenues to improve these declining areas, with those revenues being generated in the area which requires improvement.
In addition to the real property values and ad valorem revenue study, the Council conducted an analysis of the proposed expansion boundaries as well as a Finding of Necessity for each
of the four areas. Pedestrian surveys, public input through community forums and Palm Beach County Property Appraisers data were gathered and analyzed in a manner consistent with
Florida Statutes 163.355 and 163.340. The Boundary Expansion Study revealed that:
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• Real Property values in the Riviera Beach Heights Study Area have experienced a higher than average decrease: Average assessed values in the area over the 5-year
period between 2009-2013 declined at rate of 17.58% annually compared to a 5.51% decline for the City as a whole over the same period. Assessed values are projected
to continue decreasing at an annual average rate of 4.53%. Crime in the area is also high with 5% of the population and 10% of the crime recorded in 2013. In addition,

Riviera Beach Heights

5.38% City’s Projected assessed value increase

The current CRA Area (858 acres) is 13.7 % of the
total City Area. If boundary is expanded to include
the Riviera Beach Heights, the new CRA Area will
be 16.92% of the total City Area.

• Inadequate Sidewalks
• Inadequate Parking
• Deteriorating/Inadequate Roadways
• Vacant or Underdeveloped parcels
• High Incidence of Crime
5% of the population, 10% of the crime.
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Also provided in this report is a series of recommended redevelopment opportunities and
strategies designed to improve the economic condition and property values of each of the
potential CRA expansion areas. These strategies are based on the specific needs in each
area and what other CRAs have successfully carried out in Florida and around the country.
If incorporated into the CRA, each area will require a detailed master plan, developed with
authentic community input. Each plan shall detail all necessary improvements and budget
to carry out each neighborhood’s unique vision. The plans, which will be unique to each
neighborhood will result in a CRA Plan amendment as well as potential amendments to the
City’s zoning code and local comprehensive plan.

BOUNDARY ANALYSIS
6

The four potential redevelopment expansion areas identified by the Riviera Beach Community Redevelopment Agency (CRA) were evaluated using a consistent methodology.
Fieldwork was conducted over a two-day period by Council staff and its qualified consultant
team members. The relationship between the possible expansion areas and the existing

All four of the potential areas proposed for expansion into the
existing CRA have merit and are logical geographic, economic and community-based additions. A boundary
modification was proposed as shown on image to the right as a result of community input. No additional
deletions or modifications to the proposed CRA expansion boundaries are recommended at this time. The
recommendation is for the CRA to move forward with its evaluation of the expansion areas as proposed.

PURPOSE OF A FINDING OF NECESSITY
COMMUNITY REDEVELOPMENT ACT OF 1969
The Community Redevelopment Act of 1969, Chapter 163, Part III, Florida Statutes, (The Act) authorizes local governments to establish community redevelopment agencies to improve areas within their jurisdictions
suffering from economic distress. The Act sets forth the legal process by which local governments may
establish community redevelopment agencies and provides financing and regulatory tools to accomplish the
goals of improving slum and blighted areas.
163.361 Modification of community redevelopment plans.—
(1) If at any time after the approval of a community redevelopment plan by the governing body it becomes
necessary or desirable to amend or modify such plan, the governing body may amend such plan upon the
recommendation of the agency. The agency recommendation to amend or modify a redevelopment plan may
include a change in the boundaries of the redevelopment area to add land to or exclude land from the redevelopment area, or may include the development and implementation of community policing innovations.
In order to expand the boundary of an established community redevelopment area, a Finding of Necessity
must be prepared and adopted in accordance with the requirements in Chapter 163, Part III, Florida Statutes.
The precise portion of the statute that governs the standards for preparation of a statutorily compliant Finding
of Necessity is provided here.
Working with the City of Riviera Beach and the Treasure Coast Regional Planning Council, the Riviera Beach
Community Redevelopment Agency commissioned a Finding of Necessity, as required by and in compliance with Florida Statues, for the four potential expansion areas for consideration by the City Council. If
the Council wishes to expand CRA benefits, incentives and the capture of tax-increment financing revenues
within these area, the adoption of this Finding of Necessity by resolution for each area is the initial step
required by Section 163 Part III, Florida Statutes.

Singer Island

Findings and Recommendations:

Riviera Beach Heights

On June 30th, 2015, the Riviera Beach Community Redevelopment Agency (CRA) entered
into an Interlocal Agreement with the Treasure Coast Regional Planning Council (TCRPC)
to conduct a CRA Boundary Expansion Study. The Study focused on the physical and economic conditions of four separate and independent areas within the City of Riviera Beach
adjacent to the current CRA boundary. It analyzed each area’s potential benefit and includes: 1) A preliminary analysis of each potential expansion area with boundary findings
and recommendations; 2) an evaluation and assessment of the fiscal impact upon City ad
valorem revenues for each area; and 3) a Findings of Necessity for each of the potential
expansion areas consistent with statutory requirements. Four neighborhood meetings were
held to present preliminary findings and poll local residents. These neighborhood meetings provided additional insight beyond the initial analysis and field visits, and yielded further refinements to recommended redevelopment opportunities and strategies for improving economic conditions and property values in each potential CRA expansion area. CRA
and City commissioners will analyze existing needs, potential benefits and community
support for each of the areas and decide on a case by case basis if a boundary expansion
is warranted.

Blue Heron & Neighborhoods
(Federal Gardens)

PRELIMINARY ANALYSIS OF POTENTIAL
REDEVELOPMENT EXPANSION AREA

Old Dixie Hwy & Neighborhoods
(Monroe Heights/Park Manor)

Preliminary Analysis

CRA boundaries was reviewed and evaluated for potential geographic gaps, missed redevelopment opportunities, and the capture of public rights-of-way to ensure the CRA would be empowered to address traffic,
stormwater, and other infrastructure efforts necessary to support redevelopment efforts by the private sector.
For the purpose of redevelopment, “neighborhoods” are considered in both the residential and commercial
sense. The potential expansion areas were also evaluated regarding natural synergies between and among
uses.
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Riviera Beach Heights Study Area
Finding of Necessity
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Riviera Beach
Heights

At A Glance:
•Aggregate Assessed Values of real property for ad valorem purposes failing to show appreciable increase:
		
- Average -17.58% year-over-year decline during the five-year period 2009-2013.
		
- Projected decrease of -4.23% compared to 5.34% increase for the rest of the City.
• Inadequate Sidewalks: Lack of sidewalks, 59% of residents polled feel unsafe walking in the area.
• Deteriorating/Inadequate Roadways: Crumbling pavement, lack of curb & gutter, parking encroaching on
roadways.
• Residential Vacancies
• Incidence of Crime higher than in other areas of the City: 5% of the population, over 10% of the crime

Resident Polling Summary:

• Code Enforcement, Economic Development & Crime identified as the most pressing issues.
• 70 % believe there is nothing to do for leisure in the neighborhood.
• 88% have some degree of safety concern.
• 97% of children lack activities in the neighborhood.
• Overall community support to use CRA funds to improve buildings and infrastructure in the area.
• Overall community support to expand the CRA boundary to include area as depicted in page 10.*
Note *: The group of residents that participated in the poll did not complete the voting session due to lack of time. The residents instead focused largely on discussing the issues affecting the neighborhood, reflected in this section.
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Riviera Beach Heights Study Area
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General Description

Dix

The neighborhood identified as Riviera Beach Heights is the subject area of this study.
It is located in the southwestern portion of the City.

ie

Riviera Beach Heights Proposed CRA
Expansion Area
y

Broa dway

Hw

A u s t r a l i a n Av e

13 th S t

Examples of housing stock in the Riviera Beach Heights (RBH) Neighborhood proposed expansion area are included in the photos in this section. The RBH Neighborhood provides affordable housing with traditional two and three bedroom homes.
There is evidence of boarded homes and vacant lots within the area indicative of
a neighborhood that would benefit from inclusion in the redevelopment area. The
poverty rate and rate of unemployment in the area is higher than in the overall City of
Riviera Beach and Palm Beach County.
The proposed Riviera Beach Heights Study Area lies adjacent to the existing CRA boundary referenced as Riviera Beach Heights in the 2012 Riviera Beach Heights Phase 1 Report prepared by Song and Associates. Inclusion of the proposed Study Area into the CRA would allow for this section
to benefit from the type of programs and incentives described in that report.

Dr. M a r tin L ut he r K ing J r
B lv d
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Top and bottom right: general character of the Riviera Beach Heights study area.

11

Top Left - Avenue I and W. 4th Area, Top Center – Typical residential block in RBH Neighborhood; Top Right - Vacant residential lot in the area of Avenue I and W. 4th Street area; Bottom Center - A
boarded, Bottom Right: Vacant home in the proposed expansion area.
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Study Methodology & Applicable
FON Criteria
The methodology for data collection, evaluation and analysis was developed utilizing a breakdown of the specific criteria used to determine the existence of conditions as
required in the Florida Statutes. This Finding of Necessity utilizes the requirements of the amended chapter (Sections 163.340 and 163.335, F.S.) with regard to the threshold requirements that are effective December 2014. Each of the statutory criteria was examined to determine the presence or absence and extent of a specific condition.
For those conditions considered to be applicable to the study area, a more detailed analysis was undertaken. After preliminary data collection and analysis, the Finding of
Necessity study ultimately focused upon the following conditions which meet the criteria in Chapter 163, Part III, F.S. The statutory threshold that must be met to declare
an area eligible for the benefits and incentives in the Community Redevelopment Act requires that at least two conditions of fact must be identified. The following criteria
apply to the Riviera Beach Heights Study Area:

•
•
•
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Aggregate assessed values of real property for ad valorem purposes failing to show appreciable increase over past five years (§ 			
163.340(8)(b), F.S.);
Predominance of defective or inadequate street layout, parking facilities, roadways, bridges, or public transportation facilities (§163.340(8)		
(A), F.S.); and,
Incidence of crime in the area higher than in the remainder of the county or municipality (§ 163.340(8)(j), F.S.).

Indicator #1

Historic Assessed Values
5-Year Analysis (Statutory Requirement)

Aggregate assessed values of real property

TABLE
1:


for ad valorem purposes failing to show



appreciable increase over past five years







































































(§163.340(8)(b), F.S.)
ASSESSMENT OF AD VALOREM IMPACT

Economic data covering a five and ten-year period was gathered
in order to assess both the historic and likely future of ad valorem values of the potential expansion areas. A five-year historic
evaluation is vital in that it adheres to the statutory requirements
identified in Chapter 163, Part III, F.S. regarding community redevelopment areas. The ten-year data as per industry standards was
collected and is also available.
Working with data provided by the Palm Beach County Property
Appraiser’s Office, a regression analysis was conducted showing a 5-year ad valorem history of the proposed Riviera Beach
Heights Study Area, the entire City of Riviera Beach, and Palm
Beach County. Further, the best available comparable data for
the same five-year period for the state and nation was evaluated
to allow a comparison with the specific local trends. This data
is presented in Tables 1 and 2. This analysis demonstrated the
historic ad valorem of the city and state values were very similar to
the data for larger geographies. All were affected similarly by the
recent recession that began in 2007.
In order to compare of the proposed Riviera Beach Heights Study
Area to the City of Riviera Beach’s 10-year ad valorem history, the
data is presented in Table 3 of this report.
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Historic Assessed Values

H
eights
 
Riviera Beach
Study Area






10-Year Analysis (Industry Standard)
Assessed Values Trend Analysis
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These historical trends support that the Riviera Beach
Heights Study Area continues to under perform despite
economic efforts that have served the City of Riviera
Beach as a whole. There is no evidence that this under
performance trend will change if conditions analyzed
are not improved.
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Findings:

As demonstrated in the data in Table 1, a negative five-year trend in values
is indicative of the economic strain the study area has experienced.
The Riviera Beach Heights study area has averaged a -17.58% year-overyear decline during the five-year period.

0.00%

-5.00%

Value Change (Percentage)

- The five-year trend of assessed values for the Riviera
Beach Heights Study Area indicates economic distress
at an accelerated pace relative to that of the City of Riviera Beach overall. Riviera Beach Heights Study Area
shows an overall 320% negative year-over-year valuation when compared to the City’s overall decline in assessed value over the same five-year period.
- In 2009, Riviera Beach Heights’ Study Area assessed
values represented 1.33% of the City’s total assessed
values. Over a 5-year period, that percentage declined
by 46%.
- The assessed values for Riviera Beach Heights Study
Area are projected to steadily decrease - an inverse projection relatively to the overall City.
- The ten-year trend of assessed values for the Riviera
Beach Heights Study Area for the 2004-2013 period
shows an average annual decrease of 4.23% (Tables 3
&4).
- Data from tables 3 & 4 is used to project future assessed values. Assessed values in the Riviera Beach
Heights Study Area are projected to decrease at an average rate of 4.23% annually, while the City’s assessed
values are projected to grow at an average rate of 5.38%.

Average 5-Year Rate
of Decline for RBH
Study Area is -17.58%

-10.00%

-15.00%

-20.00%

-25.00%
-30.00%

-35.00%

-40.00%

2
-38.07%

3
-18.02%

4
-24.22%

5
4.85%

Average 6% Change

RIVIERA BEACH HEIGHTS

1
-12.42%

CITY OF RIVIERA BEACH

0.09%

-10.26%

-11.71%

-4.62%

-1.04%

-5.51%

7

-17.58%
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Historic & Projected Assessed Values
10-Year Trend Analysis: Riviera Beach Heights Study Area
TABLE 4: ASSESSED VALUE

Looking Forward

5 & 10-YEAR ANALYSIS TREND
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Methodology:

The Ad Valorem Fiscal Impact for the Riviera Beach Heights study areas
was projected using the following methodology:
The base year (2013) was subtracted from the projected total base value.
The increment was then multiplied by the millage rate available to the TIF
district over the next thirty years. The gross incremental CRA revenue is discounted for inflation at 95% to calculate the net incremental CRA revenue.
For the Riviera Beach Height study area, since future projections show a
continued decline in average assessed values, the projected decline rate
and two conservative increment percentages were used: -4.23%, 3% and
5%. The City as a whole is projected to increase an average of 5.38%.

OBSERVATIONS:

- The Riviera Beach Heights Study Area fared
worse on average than the Overall City.
- Assessed Values appear to have entered a
slower-pace decrease, yet still project a negative
growth overtime.
- A higher than average amount of vacant residential property may stiffle future growth.

30-Year Future Revenue Trend Analysis
Riviera Beach Heights Study Area
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(24,741,961.17)
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NET (95%) CRA
REVENUE






























$102,461,520

If nothing is done to reverse declining values and condition in the Riviera Beach Heights Study Area, a decline of 4.23% annually is expected to continue, resulting in a
projected loss in the amount of $15,398,342 over a 30-year period. With interventions addressing current decline in average assessed values, the total assessed value
increment over a 30-Year study-area life at 3% growth rate is $29,236,952. During that same period, the cumulative gross incremental revenue if area remains in the City is
projected to be $33,909,158, while the cumulative incremental revenue over that same 30-year period if area is incorporated into the CRA is projected to be $49,419,889.
At a 5% growth rate, the total assessed value increment over a 30-Year study-area life is projected to be $67,159,534. During that same period, the cumulative gross incremental revenue if area remains in the City is projected to be $70,303,352, while the cumulative incremental revenue over that same 30-year period if area is incorporated
into the CRA is projected to be $102,461,520.
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Indicator #2

Predominance of defective or inadequate street layout, parking facilities, roadways, bridges, or public transportation facilities
(§163.340(8)(A), F.S.)
A clear indication of blight is the predominance of defective or inadequate street layout, parking facilities, roadways, bridges, or public transportation facilities. In terms
of street layout, while there appear to be limited improvements to roadways within the Riviera Beach Heights Study Area and the roadways are in general adequate for
vehicular traffic. In terms of roadway condition, some local streets were constructed well before the establishment of modern subdivision design standards for right-of-way
width, pavement width, sidewalks, stormwater drainage and retention, curve radius, street lighting, handicapped accessibility, and curb and gutter, and offer evidence of
blight. The lack of roads meeting modern standards creates safety and design issues which are indicators of blight. In some areas, private parking is placed in a manner
that further compromises walkability of the area. In addition, parking by visitors seems to be inadequate, severely impacting parking in the area.

Lack of sidewalks, curb & gutter
20

Lack or intermittent sidewalks, no curb & gutter
21

Indicator #3

Incidence of crime in the area higher than in the remainder of the county or municipality (§ 163.340(8)(j), F.S.)

  

TABLE 5C: CRIME, CODE
CITATIONS, FIRE & EMS CALLS


















Study Area





















Crime %,
10.12%

12.00%
10.00%
8.00%

Other Considerations
General Census Tract Data
The poverty rate for families in census tract 14.03, which covers
this proposed study area is 47.7%. This rate is almost double the
unemployment rate for the City as a whole (25.4%). (Figure 1)
The unemployment rate for the census tract in which this study
area is amounts to17.4% (civilian workforce), while the unemployment rate for the City as a while is 7.2%. ((Figure 2)
Data: U.S. Census, 2013 5-year Estimate.

Population %,
5.00%

6.00%
4.00%

Figure 1

2.00%
0.00%

Riviera
Study Area
RivieraBeach
BeachHeights
Heights

5% of the Population,
+10% of the Crime.
Figure 2
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Recommendation
This Finding of Necessity determines that several specific statutory conditions are present in the Riviera Beach Heights Study Area. These include the following points of fact as noted in Florida Statutes: §163.340(8)(b) regarding assessed values, §163.340(8)(b) regarding predominance of defective or inadequate
street layout, and §163.340(8)(j) regarding incidence of crime. The presence of these statutory conditions is documented via data, photographic evidence, and
map documents as provided and referenced herein. These conditions limit the ability for the Riviera Beach Heights Study Area to redevelop to market potential.
Therefore, it is recommended the City of Riviera Beach amend the boundaries of its community redevelopment area and expand its existing tax increment
financing revenue capture area to include the Riviera Beach Heights Study Area.
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Opportunities &
StrategiesOpportunitie
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Redevelopment Opportunities &
Strategies
Introduction

The following table lists possible CRA opportunities and strategies designed to improve the economic conditions and property values of the potential CRA expansion areas,
as well as the applicability to each Study Area. The recommendations target the specific needs of the expansion areas based on what other CRAs have implemented in
Florida as well as nationally. Neighborhood meetings will provide additional insight and yield further refinements to the recommended redevelopment opportunities and
strategies for improving economic conditions and property values in the potential CRA expansion areas.

Objective

To ensure that the amendments to the current RBCRA Plan are prepared in a manner that takes advantage of innovative redevelopment initiatives throughout the State of
Florida, broad research was undertaken. (See attached bibliography)
While many of the approximately 70 redevelopment strategies (provided as a separate report) presented as part of this “due diligence process” are utilized in other states
outside Florida it was important to focus on initiatives that were successfully adopted by Florida cities and counties under the requirements and guidelines set forth in
Chapter 163, Part III, F.S.. The fact that all redevelopment strategies presented here represent allowable expenditure of tax increment funds as well as allowable activities
to be carried out by a CRA makes them eligible candidates to be considered in the four respective plan/boundary amendments.

Field Work

As part of the due diligence process, several days of on-site field work was conducted by Council staff and its’ qualified consultant team. The field work undertaken allowed
the initial research, which covered more than 100 initiatives and programs, to be narrowed to approximately 70 and further assigned to the specific redevelopment subarea in which they would have the greatest impact and serve the greatest need. Following a public workshop process, City Council and CRA Board members will have an
opportunity to provide policy direction. TCRPC working with City and CRA staff will subsequently proceed to determine the most effective and appropriate of these options,
and incorporate them as part of the four sub-area plan amendments.

Other Considerations

As a further part of due diligence, existing comprehensive plan, land use issues, as well as underlying zoning and current uses present in the four sub areas were also
considered.
Florida statutes require that no redevelopment plan adopted by a city or county can be in conflict with the existing comprehensive plan therefore we were mindful of this
statutory requirement when providing options for future redevelopment.
27

The Riviera Beach CRA

The Riviera Beach
CRAOpportunitie

The Riviera Beach Community Redevelopment Agency (CRA) was established in 1984 by per the Florida Community Redevelopment Act, which provides for
redevelopment in defined areas that suffer from blight and disinvestment. The Act also allows for coastal and tourist areas to be included if they are, among other
things, deteriorated or have outdated building density patterns. In Riviera Beach, the CRA Area is located between the Town of Lake Park and City of West Palm
Beach to the north and south, respectively, and then follows a varied route to the east and west. In 2001, the CRA Area expanded east to include Ocean Mall and
2700 North Ocean on Singer Island.
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Highlights in the CRA Area include:
•
1.3 square miles of the City of Riviera Beach’s total 9.9 square miles.
•
About 15 percent of the City’s 32,487 residents live in the CRA Area (2010 Census).
•
The U.S. Department of Homeland Security, the U.S. Coast Guard, two county boat ramps, and Lockheed-Martin, a noted international defense 		
contractor, are also in the CRA Area.
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Findings of NecessityOpport
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Exerpted from the Florida Statute:

Findings & Declarations of Necessity
SECTION 163, PART III,
F.S.163.335 Findings and declarations of necessity.

(1) It is hereby found and declared that there exist in counties and municipalities of the state slum blighted areas which constitute a serious and growing menace e, 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 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.
(2) It is further found and declared that 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 property in such areas.
(3) It is further found and declared that the powers conferred by this part are for public uses and purposes for which public money may be expended and police power
exercised, and the necessity in the public interest for the provisions herein enacted is declared as a matter of legislative determination.
(4) It is further found that coastal resort and tourist areas or portions thereof which are deteriorating and economically distressed due to building density patterns, inadequate
transportation and parking facilities, faulty lot layout, or inadequate street layout, could, through the means provided in this part, be revitalized and redeveloped in a manner
that will vastly improve the economic and social conditions of the community.
(5) It is further found and declared that 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.
This subsection does not apply in any jurisdiction where the community redevelopment agency validated bonds as of April 30, 1984.
(6) It is further found and declared that 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 condition is a proper matter of state policy and state concern and is for a valid and
desirable public purpose.
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However, the term “blighted area” also means any area in which at least one of the factors identified in paragraphs (a) through (n) are present and all taxing authorities subject
to s. 163.387(2)(a) agree, either by Interlocal agreement or agreements with the agency or by resolution, that the area is blighted. Such agreement or resolution shall only
determine that the area is blighted. For purposes of qualifying for the tax credits authorized in chapter 220, “blighted area” means an area as defined in this subsection.
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CRA & Consultant Team

(7) It is further found and declared that the prevention or elimination of a slum area or blighted area as defined in this part and the preservation or enhancement of the tax
base are not public uses or purposes for which private property may be taken by eminent domain and do not satisfy the public purpose requirement of s. 6(a), Art. X of the
State Constitution.
(a) Inadequate provision for ventilation, light, air, sanitation, or open spaces;
(b) High density of population, compared to the population density of adjacent areas within the county or municipality; and overcrowding, as indicated by governmentmaintained statistics or other studies and the requirements of the Florida Building Code; or
(c) The existence of conditions that endanger life or property by fire or other causes.
(8) “Blighted area” means an area in which there are a substantial number of deteriorated, or deteriorating structures, in which conditions, as indicated by governmentmaintained statistics or other studies, are leading to economic distress or endanger life or property, and 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;
(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.
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