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Executive Summary  
 
To implement the Cityõs recently created Downtown Sector/Area Plan; the City 
of Cocoa Beach is considering creation of a Community Redevelopment Agency 
(CRA), pursuant to Chapter 163, Part III, Florida Statutes , and known as the 
òCommunity Redevelopment Act of 1969." 
 
Prior to creating a Community Redevelopment Agency, City Charter Section 
6.06 requires the citizens vo te to approve such an Agency.  In January 2008, 
the citizens of Cocoa Beach voted to authorize creation of a CRA  in the 
downtown area.  Appendix A presents the results of the vote.  
 
As required by Florida Statutes §163.410, t he City has sought (by adoption of 
City Resolution 2008-13, presented as Appendix B) delegation by the  Brevard 
County Board of County Commissioners to establish a CRA.  The Board of 
County Commissioners delegated the powers to create a CRA to the City 
Commission on May 29, 2008, by adoption of County Resolution 08-128, a copy 
of which is presented as Appendix C. 
 
Given the voters and County Commission have approved the City Commission to 
establish a CRA, the City Commission may then establish a CRA by following 
procedures set forth  in Chapter 163, Part III, Florida Statutes  (F.S.).  As 
required by the City ballot language authorizing the CRA, t he City Commission 
will declare itself to be the governed board of the  Downtown CRA. 
 
The next step in determining the need for a Community Redevelopment Agency 
in the downtown area is development and acceptance of thi s report ð The City 
of Cocoa Beach Downtown Area Finding of Necessity Report for Community 
Redevelopment Agency.  This document,  which provides the data and analysis 
required for the City Commission to make a legislative finding that the 
conditions in the  Downtown Area meet the criteria described in the Community 
Redevelopment Act,  is required by §163.355, F.S.  In the case of the Cityõs 
Downtown Area, this report will focus on determining if the area is a "Blighted 
area" as defined by State Statute.   Such a determination that the area is 
blighted is essential for the City to begin and continue an effective 
redevelopment or revitalization program under a CRA . 
 
If the City Commission determines that the area identified in this report is 
deemed blighted, the City Commission must adopt a Finding of Necessity 
Resolution, acknowledging that blight exists in the Downtown Area and the 
repair, rehabilitation, and/or redevelopment of the Downtown is in the interest 
of publ ic health, safety, and welfare.   The Commission may then create a 
Community Redevelopment Agency. 
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A redevelopment plan is then drafted by the CRA, reviewed by the City 
Planning Board, and adopted by the City Commission following public hearing.  
A redevelopment trust fund is then created to be use d to fund redevelopment 
activities and implement the plan.  
 
This report studies and evaluates the existing physical characteristics and 
support infrastructure of the Downtown Area and its ability to generate 
economic return and local tax revenues.  As a ge neral matter, this area and its 
resources are in a state of physical decline, underutilized, or improperly 
deployed, limiting the Cityõs ability to maximize the economic potential of this 
area. 
 
This report documents that at least six conditions of blight exist in the 
Downtown Area which may be considered a detriment to Cocoa Beachõs 
Downtown longer-term vitality and sustainability.  These conditions are:  

Å Predominance of defective or inadequate street layout;  

Å Faulty layout in relation to size, adequacy,  accessibility and 
usefulness; 

Å Unsanitary or unsafe conditions;  

Å Deterioration of site or other improvements;  

Å Inadequate and outdated building patterns; and,  

Å A greater number of violations of the Florida Building Code in the 
area than the number of violations recorded in the remainder of 
the municipality.  

 
The area that is evaluated,  identified , and analyzed in this report which may 
be considered blighted and may be redeveloped under a CRA is generally 
described, and referenced herein as the òStudy Areaó, as: 

Lands bounded on the North by Cocoa Isles Boulevard, on the East by the 
Atlantic Ocean, on the South by 8 th Street South, and on the West by 
Brevard Avenue South of Minutemen Causeway, and North of Minutemen 
Causeway mid-block between Woodland Avenue and Cedar Avenue. The 
area also includes: 

Å The area/block bounded by 4 th Street South, South Brevard 
Avenue, Ramp Road, and west to the Banana River; and, 

Å The òislandó where the Lutheran Church is located, and that 
general area bounded by Minutemen Causeway, the extension of 
Oak Avenue, 1st Street North, and mid -block between Woodland 
Avenue and Cedar Avenue. 
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1.  Overview and Purpose  
 
The purpose of this analysis is to provide data that documents  blight as 
defined in Chapter 163, Part III, Florida  Statutes (F.S.) (the 
"Redevelopment Act"), within areas generally known as Downtown Cocoa 
Beach, Brevard County, Florida (the " Study Area") as defined herein.  
 
 
1.1.  Introduction  
 
This analysis will focus on the existing physical characteristics and 
support infrastructure of the Study Area and its ability to generate 
economic return and local tax revenues.  As a general matter, areas and 
their resources that are in a state of physical decline, are underutilized, 
or are improperly deployed, limit a local ju risdictionõs ability to remain 
competitive in a larger economic context, ultimately affecting its 
financial condition and its level of services.   Local governments highly 
dependent upon ad valorem revenues are the most vulnerable in these 
situations.  Real property assets, and the infrastructure which supports 
these assets, that are physically or functionally deteriorated or that do 
not meet contemporary development requirements are constrained in 
their ability to generate  adequate tax revenues necessary to improve 
infrastructure which serve these real property assets.  As such, their 
physical character and utility, along with the services required to sustain 
them, are key factors in determining a communityõs economic health.  In 
addition, the lack of real p roperty value in these areas result in 
inadequate ad valorem revenue to improve these areas and any 
necessary improvements are òsubsidizedó by other areas of the City 
which generate greater ad valorem revenues.  This inequity and shift in 
the tax burden re quires the City to consider additional tax revenues to 
improve these areas, with those revenues being generated in the area( s) 
which require improvement.  The Redevelopment Act provides for a 
more equitable distribution of tax revenues that allows the area(s) which 
require  improvements, to be the area(s) which pay for these 
improvements. 
 
This analysis relies substantially on tax roll data acquired from Brevard 
County officials, interpretations of City or staff supplied data, visual 
inspections of propertie s, and maps prepared by the City.  While the 
Countyõs tax roll data is assumed to be reliable, this report cannot 
guarantee it s accuracy.  Because of the dataõs purpose and official 
application, we believe that any errors that may exist are relatively 
inconsequential.  
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In addition, this report also relies upon other studies which have been 
prepared and have a correlation to the purpose of this analysis.  These 
reports include:  
 
Å Cocoa Beach Redevelopment Vision Plan, prepared by Wallace 

Roberts & Todd, dated òAccepted 1/21/1999 Finaló and 
òTechnical Corrections 6/1/1999ó.  A copy of the Findings of 
Necessity for Redevelopment portion of that plan is partially 
reproduced and presented as Appendix D.  

Å Final Study Report - SR A1A Arterial Investment Study, prepared 
by Keith and Schnars, P.A., dated May 2002.  

 
 
1.2.  Objectives  and Purposes of the Redevelopment Act  
 
The purpose of the Redevelopment Act is to assist local governments in 
preventing and/or eliminating blighted conditions detrimental to the 
sustainability of economically and socially vibrant communities or areas.  
The following paragraphs describe those blighting conditions, their 
specific effects, and the intentions of the community redevelopment 
regime as a tool for im plementing policy and prog rams as they apply to 
the Study Area. 
 
Å Section 163.335(1), F.S. (2008) é[blighted areas] which constitute 

a serious and growing menace, injurious to the public health, 
safety, morals, and welfare of the residents of the state; that 
the existence of such areas contributes substantially and 
increasingly to the spread of disease and crime, constitutes an 
economic and social liability imposing onerous burdens which 
decrease the tax base and reduce tax revenues, substantially 
impairs or arrests sound growth, r etards 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 be cause of the extra services required 
for police, fire, accident, hospitalization, and other forms of 
public protection, services, and facilities.  
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Å Section 163.335(2), F.S. (2008) éblighted 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 th rough 
appropriate public action as herein authorized and the 
cooperation and voluntary action of the owners and tenants of 
property in such areas.  

 
Å Section 163.335(3), F.S. (2008) éthe  powers conferred by this 

part are for public uses and purposes for wh ich 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  

 
Å Section 163.335(4), F.S. (2008) écoastal resort and tourist area s 

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.  

 
Å Section 163.335(5), F.S. (2008) éthe preservation or 

enhancement of the tax base from which a taxing authority 
realizes tax revenues i s 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 acc omplish 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.  
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1.3. Procedures Required for Creation of a Community 

Redevelopment Agency  
 
 

City of Cocoa Beach Charter Section 6.06 requires the citizens vote to 
approve any creation of Community Redevelopment Agency within the 
City.   This City Charter provision reads:  
 

The City of Cocoa Beach shall not establish or retain a 
Community Redevelopment Agency as defined by Florida 
Statute wit hout obtaining the approval of a majority of 
the qualified voters casting ballots in a referendum.  

 
Approval by the voters  for creation of a CRA in the Study Area  was 
achieved by a special election held on January 29, 2008.  A copy of the 
certification of the results of this electio n is presented as Appendix A.  
The ballot language identified the CRA to be òfor the downtown area, 
generally from Cocoa Isles Boulevard to 4th Street South.ó  The Study 
Area in this report has expanded the area 4 blocks to 8 th Street South, 
and also includes the lands, mostly public, west of Brevard Avenue and 
bordered by Ramp Road and 4th Street South.  The expansion of the 
Study Area was a result of discussions of the City Planning Board, who 
sits as the Local Planning Agency for the City, at their meetings held in 
early 2009. 1 
 
The ballot language also asked òShould the City Commission be 
authorized to establish and be the Community Redevelopment Agencyó.  
The intent of the ballot language and approval by the voters was that 
the Downtown CRA would be created by the City Commission. 
 
However, Brevard County is governed by a home rule charter and in 
accordance with §163.410, Florida Statutes, the powers conferred by the 
Redevelopment Act shall be exercised exclusively by the gove rning body 
of the County.  The Board of County Commissioners may, by resolution, 
delegate the exercise of the powers of the Redevelopment Act to the 
City Commission. 
 
Therefore, a s required by §163.410, F.S., and the enabling approved 
ballot language, the City Commission sought, by adoption of City 
Resolution 2008-13 (Appendix B) on April 3, 2008, delegation by the 
Brevard County Board of County Commissioners to establish a CRA. 

                                                 
1
  The City Planning Board is enabled as the Cityõs local planning agency pursuant to City 

Charter Section 4.03, and §163.3174, Florida Statutes.   
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The Board of County Commissioners delegated the powers to create a 
CRA to the City Commission on May 29, 2008, by adoption of County 
Resolution 08-128, a copy of which is presented as Appendix C. 
 
Under the Redevelopment Act, if an area is deemed blighted, a 
resolution must be adopted by the City Commission finding that there 
are indeed such conditions within the defined Study Area, and that the 
repair, rehabilitation, and/or redevelopment of such areas is in the 
interest of public health, safety, and welfare.  This step is known as the 
òFinding of Necessity Resolution". 
 
If the Cit y Commission accepts this report and adopts the òFinding of 
Necessity Resolutionó, the City Commission may then establish a 
Community Redevelopment Agency.  As required by the ballot language 
and approval by the voters , the City Commission must by adoption  of a 
resolution, declare itself to be the Community Redevelopment Agency . 2 
 
Following its creation t he CRA, as the legal unit acting for the City of 
Cocoa Beach, would direct the preparation of the community 
redevelopment plan for that area described in the "Finding of Necessity 
Resolution".  The community redevelopment plan must provide physical 
information on the redevelopment area and identify potential project 
types that can diminish or eradicate the specified blighted  conditions.  
 
Under the Redevelopment Act, a redevelopment plan is subjected to a 
compliance review conducted by the local planning agency (LPA) before 
it can be submitted to the City Commission for approval.  The Land 
Planning Agency in the City of Cocoa Beach is the City Planning Board.  
The LPA has up to 60 days to review the redevelopment plan as to its 
conformity with the Cityõs Comprehensive Plan for the development of 
the City as a whole , and provide comments to the CRA.  After receiving 
recommendations from the LPA, the City Commission shall hold a public 
hearing on the approval of a community redevelopment plan after public 
notice in a newspaper having a general circulation in the area of 
operation of th e community redevelopment area.  

                                                 
2 The City Commission may act as the CRA pursuant to §163.357, Florida Statutes (2008).  
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The next step under the Redevelopment Act is the creation of a 
redevelopment trust fund, established by ordinance and adopted by the 
City Commission.  The most recent certified real property tax roll prior 
to the effective date of the ordinance will be used to establish the tax 
base (the òBase Yearó) within the redevelopment area in order to 
calculate the tax increment.  In the present case, the assumed 
timetable to move forward suggests that the calculation of the tax 
increment will rely upon the 200 9 certified rolls.  
 
After putting in place the rede velopment architecture described above, 
the trust fund becomes funded upon the availability of tax increment 
revenues.  Tax increment revenues become available as the result of 
increased property assessments associated with new development and 
redevelopment within the redevelopment area beyond those of the base 
year.   Funds allocated to and deposited into the trust account are used 
by the CRA to finance or refinance any community redevelopment it 
undertakes pursuant to the approve d community redevelopment p lan.  
 
Before the City Commission can adopt any resolution or enact any 
ordinance to approve a community redevelopment plan , or establish a 
redevelopment trust fund, the Commission must provide public notice of 
proposed actions to each taxing authority whic h has the power to levy ad 
valorem taxes within the redevelopment area boundaries.  Such notice 
alerts these taxing authorities to any possible changes in their budgets 
as a result of a redevelopment action.  As a policy matter, it is assumed 
that the foll owing entities with ties to the activities of the City of Cocoa 
Beach government will receive notice of any actions stemming from 
either this analysis or subsequent initiatives should they be authorized 
under the terms of the Redevelopment Act.  
 

Å Brevard County Government 

Å The City of Cocoa Beach 

 
Other entities, including at least those listed above, that also may 
exercise certain jurisdiction or control within the same legal boundaries 
defined for this study will not, as a matter of law or policy of the  City, 
experience any diminution in their ad valorem revenues stemming from 
a resolution that defines or finds blight  during the redevelopment 
process.  These entities are, in fact, likely to experience an increase in 
their revenues over time as the result  of such action.  Presented as 
Table 1.0, are the taxing authorities  identified  with the latest pro perty 
ad valorem tax statement.  
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TABLE 1.0 

TAXING AUTHORITY/PROGRAM 2008/09 Millage 

COUNTY GENERAL FUND 3.7193 

BREVARD LIBRARY DISTRICT 0.4421 

BREVARD MOSQUITO CONTROL 0.1827 

TI-CO AIRPORT AUTHORITY 0.0000 

SCHOOL - BY STATE LAW 5.2270 

SCHOOL - BY LOCAL BOARD 0.6840 

SCHOOL - CAPITAL OUTLAY 1.7500 

CITY OF COCOA BEACH 3.7186 

ST JOHNS RIVER WATER MGMT DST 0.4158 

FLA INLAND NAVIGATION DIST 0.0345 

ENV END LD/WTR LTD 05-24 0.0311 

ENV END LD/WTR (DBTP) 05-24 0.0988 

ENV ENDANG LAND (DBTP) 91-10 0.1679 

ENV ENDANG LD ACQ 91-10 0.0343 

 
 
 
1.4 . Declarations and Proc ess 
 
Determining if blight conditions exist within the Study Area is an initial 
step in ascertaining an areaõs appropriateness as a community 
redevelopment area.  This analysis documenting the extent of blight 
conditions and analysis in support of that documentation is referred to 
herein as the "Report". 
 
This Report describes the physical, economic, and regulatory conditions 
within the community redevelopment Study Area that are associated 
with blight or its causes , and discusses the need for a community 
redevelopment area.  City staff inspected the Study Area and prepared 
this Report and the analysis contained herein.  
 
Having identified the Study Area as a relatively unified and homogenous,  
the City consider ed the specific conditions that constitute blight as 
listed in the Redevelopment Act.  The following conditions are identified 
by the Florida  Legislature in the Redevelopment Act  as being indicative 
of blight:  
 

(a) Predominance of defective or inadequate street layout, parking 
facilities, roadways, bridges, or public transpo rtation 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;  
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(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 count y 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 ar ea; or  

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

 
As this Report documents, at least six of these conditions of blight exist 
in the Study Area and are a detriment to its longer -term vitality and 
sustainability.  
 
 
 
1.5. Integrity of the Redevelopment  Study Area  
 
The analysis in this Report consists of the proposed redevelopment area 
generally known as Downtown Cocoa Beach.  Downtown Cocoa Beach is 
located in the area where Minutemen Causeway and Orlando Avenue 
and/or Atlantic Avenue (SR A1A) intersect .  The entire area is entirely 
within the jurisdiction and control of incorporated Cocoa Beach . 
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The area is identified on Map 1.0, and generally described as  bounded on 
the North by  Cocoa Isles Boulevard, on the East by the Atlantic Ocean, 
on the South by 8th Street South, and on the West by Brevard Avenue 
South of Minutemen Causeway, and North of Minutemen Causeway mid-
block between Woodland Avenue and Cedar Avenue.  The area also 
includes: 

Å The area/ block bounded by 4th Street South, South Brevard 
Avenue, Ramp Road, and west to the Banana River; and,  

Å The òislandó where the Lutheran Church is located, and that 
general area bounded by Minutemen Causeway, the extension of 
Oak Avenue, 1st Street North, and mid -block between Woodland 
Avenue and Cedar Avenue. 

 

The Study Area may be considered relatively unified and homogenous.  
The area was the founding settlement and central business district for 
the Town of Cocoa Beach, chartered on August 11, 1925,  as a 
municipality by act of the Florida State Legislatur e. 
 
Only two (2) parcels within the S tudy Area have a City Comprehensive 
Plan Future Land Use Map designation of Low Density Residential and a 
RS-1 Single-Family Residential Zoning Map designation.   These parcels 
are: 
Å Episcopal Church at 600 4th Street South; 
Å Lutheran Church at 525 Minutemen Causeway; and,  
Å Single Family home at 412 North 1st Street. 
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Map 1.0 Finding of Necessity Redevelopment Study Area  
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2.  General Conditions of the Study Areas  and Physical Environment 

Inventory  
 
This section of the Report documents the Study Areaõs existing land 
uses, transportation systems, utilities infrastructure, and visual 
character of buil dings and sites that could influence development or 
utilization of land bas ed assets. 
 
 
2.1.  Study Area 
 
Presently, zoning within the  Study Area is predominately commercial.  
Land area abutting the Atlantic Ocean north of 2 nd Street North is 
comprised of multi -family residential condominium development.  Also, 
land areas north of 2 nd Street North which are adjacent to North Brevard 
Avenue and Woodland Avenue are comprised of multi -family residential 
development.  A summary of the various land uses within this ar ea is 
presented in Table 2.1 . 
 
The average age of commercial structures in this area is approximately 
45 years, with a majority of the commercial structures having been 
constructed in the l ate 1950õs and early 1960õs.  The residential areas 
have structures, the majority of which were constructed in the 1950õs 
through the 1970õs.  Some recent commercial to residential conversions 
have seen some new residential development along the O cean. 
 
 
 
 
 

THE REMAINDER OF THIS PAGE 
 

INTENTIONALLY LEFT BLANK 
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TABLE 2.1 

Study Area ï Land Uses and Land Values 2008 

Land Use Acreage Taxable Value Assessed Value Market Value 

Vacant Residential-MF  3.70 $2,688,000 $2,688,000 $2,688,000 

Vacant Residential-SF  1.32 1,313,000 1,313,000 1,313,000 

Vacant Condo Common 0.11 0 0 0 

Vacant Condo Land 0.40 1,939,480 1,989,480 2,000,000 

Single Family 14.07 13,302,180 14,844,330 17,692,000 

Duplex as Single Family 1.83 2,699,040 3,080,430 3,493,800 

Townhouse 0.61 672,640 972,640 1,342,000 

Garden Apart. 1-10 units 1.57 1,256,000 1,256,000 1,256,000 

Low Rise Apart. 10-49 units 4.59 5,018,000 5,018,000 5,018,000 

Condominium 45.79 106,454,600 117,375,020 131,322,800 

Condominium ï Accessory 1.19 360 370 370 

2 Res. Units-Not Attached 1.21 1,000,330 1,025,330 1,106,000 

Duplex 10.61 10,353,790 10,596,470 11,005,000 

Triplex 3.89 5,058,000 5,158,000 5,264,000 

3 to 4 Res. Units-Not Att. 2.68 2,525,420 2,633,010 2,830,000 

Quadruplex/4 units 1.93 2,835,920 2,860,920 2,891,000 

Multifamily ï Over 4 Units 3.21 4,052,000 4,052,000 4,052,000 

Vacant Commercial 4.43 2,036,950 2,599,950 2,599,950 

Retail Commercial 14.50 14,819,000 15,084,000 15,084,000 

Other Commercial 9.65 7,911,000 7,911,000 7,911,000 

Office & Professional 15.82 16,875,900 17,085,900 17,085,900 

Restaurants 2.98 3,665,000 3,665,000 3,665,000 

Financial Institutions 0.86 1,040,000 1,040,000 1,040,000 

Commercial Service Shops 0.36 450,000 450,000 450,000 

Comm. ï Auto related (1) 2.45 1,882,200 1,882,200 1,882,200 

Night Clubs/Bars 2.17 3,240,000 3,240,000 3,240,000 

Motor Inn 1.66 1,940,000 1,940,000 1,940,000 

Light Industry/Warehousing 2.51 1,921,210 1,921,210 1,921,210 

Churches 8.44 0 7,894,000 7,894,000 

Funeral Homes 0.36 306,000 306,000 306,000 

Clubs & Lodges 0.75 0 637,000 637,000 

Utilities 0.69 305,000 305,000 305,000 

Public Schools-Improved 12.00 0 2,900,000 2,900,000 

County Land-Improved 3.05 0 2,630,000 2,630,000 

City Owned Property (2) 10.18 0 6,818,850 6,818,850 

TOTALS 191.57 $217,561,020 $253,173,110 $271,584,080 

NOTES:  (1) Includes parking lots 
               (2)  Includes 4.81 acres of vacant/unimproved land 
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TABLE 2.11 

Study Area ï Tax Revenues and Estimated Increment 

Year City Tax Revenue County Tax Revenue Total Tax Revenue Increment Revenue 

2009 $722,282 $722,418 $1,444,700  

2010 $751,173 $751,315 $1,502,488 $54,899 

2015 $901,408 $901,578 $2,019,510 $546,070 

2020 $1,081,690 $1,081,894 $2,163,584 $682,940 

AVERAGE YEARLY INCREMENT $116,719 

NOTES: Based on 4% increase in property values per year 
 Base year (2009) City millage = 3.7186, Base year County millage = 3.7193 
 Assumes 95% increment funding ï See §163.387(1)(b), Florida Statutes 
                  City & County Tax Revenue revised on August 20, 2009, based on boundaries adopted by 

Resolution No. 2009-20.  
 
 

 
 
 
 
3. Criteria for Determining Blight  

 
In effect, the Redevelopment Act estab lishes two similar, but discrete, 
pathways to determine if a study area is a "blighted area", sufficient to 
warrant the full application redevelopment powers conveyed by such a 
designation.  
 
Å The first alternative ("Alternative One") involves the layering  of two 

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

 
Å The second alternative ("Alternative Two") involves a specific 

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

 
 
3.1.  Alternative One  
 
The first prong of Alternative One's test s require that a study area 
identified as a blighted area contain a "substantial number of 
deteriorated, or deteriorating structures, in which conditions, as 
indicated by government -maintained statistics or other studies, are 
leading to economic distress or endanger life or property ." 
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The second prong of Alternative One's test s is that the area must be one 
in òwhich two or more ó of blighting conditions exist as defined in the 
Redevelopment Act.  These blighted conditions or factors indicative of 
blighted conditions are presented in Section 1. 4 of this Report.  
 
 
3.2.  Alternative Tw o 
 
The Redevelopment Act also allows that a blighted area may be "any 
area in which at least one of the factors identified in paragraphs (a) 
through (n) of §163.40(8), F.S. are present and all taxing authorities (as 
such term is defined in the Redevelopment Act) subject to 
§163.387(2)(a), F.S. agree, either by interlocal agreement or agre ements 
with the agency or by resolution, that the area is blighte d.  See 
§163.340(8), F.S. 
 
 
3.3.  Assessment of "Substantial Deterioration"  
 
The Redevelopment Act provides little specific criteria or guidance in 
§163.340(8), F.S. regarding the definition o r attributes of deteriorated or 
deteriorating structures other than that implied in the Redevelopment 
Act which focuses on a series of indicators that in the aggregate are 
assumed to lead to economic, physical ,  or social distress.  
 
In the case of the Study Area identified in this R eport , the physical state 
and the nature of the existing structures clearly  have affected the 
physical, economic, and social environment within the Study Area.  Many 
residential buildings , and some non-residential buildings, by vi rtue of 
their age , are of unacceptable physical condition, which requires major 
repair or complete demolition in some cases .  Although a number of 
code enforcement violations speaks to this condition, a  structure survey 
of the building in the Study Area ma y be required to create the 
ògovernment-maintained statistics or other studiesó necessary to justify 
a substantial number of deteriorate d or deteriorating structures.  
 
In addition , the non-residential buildings  and their sites  are functionally 
deteriorated , and may be considered functionally and physically 
obsolete by the constraints of site, structure placement, access , and 
limited on -site parking .  Whatever their apparent physical condition, 
such conditions should not be construed as a measure of their us eful life.  
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Further, the infrastructure that serves the Study Area is most likely 
deteriorating and possibly incapable of mee ting the demands of any 
redevelopment  of the area(s).  
 
Other factors which are present in the Study Area are also related to the 
purpose of the Redevelopment Act.  Of major emphasis for the 
Downtown Area of Cocoa Beach is the provision of §163.335(4), F.S. 
which provides and promotes òcoastal resort and tourist areas or 
portions thereof which are deteriorating and economically distre ssed 
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.ó  A 
portion of the Study Area is defini tely considered a coastal resort and 
tourist area and has an obvious lack of  adequate parking facilit ies.  
Inadequate transportation and pedestrian mobility facilities within the 
resort and tourist portions of the Study Area are also obvious.  
 
 
3.4.  Blight  Factors Present in the Redevelopment Study Area  
 
Of the fourteen conditions indicative of blight listed in the 
Redevelopment Act, analysis indicates that at least s ix such conditions 
exist in the Study Area , and are retarding its immediate and longer term  
social, economic, and physical development.  These conditions are a 
constraint for any significant development or redevelopment within the 
Study Area.  Alternative One requires that at least two criteria be 
satisfied.  Alternative Two requires that o nly one criterion be satisfied.  
 
Below is a summary of the criteri a that apply to the Study Area.  
 
1. Predominance of defective or inadequate street layout.   

(§163.340(8)a, F.S.).  While there may be adequate traffic capacity 
for the existing limited level of d evelopment within the Study Area, 
the status of that capacity suggests, at a minimum, that further 
studies will be required to ascertain the impacts of any major 
redevelopment effor ts occurring in the Study Area.  
 
The street layout is defective and inadequ ate because of the lack of  
safe pedestrian access within the Areas.  In addition, the Cityõs major 
arterial highway (S.R. A1A and/or Orlando and Atlantic Avenues) , and 
more specifically the traffic which utilizes this arterial roadway, 
creates a physical barrier within the Areas.  This causes a lack of 
continuity in the neighborhood and segregates similar land uses from 
each other.  
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Further justification for the inadequacy of the street layout is found 
in the Final Stu dy Report ð SR A1A Arterial Investment Study.  That 
report found a lack of bicycle/pedestrian facilities and poor 
functioning cross sections.  These poorly functioning cross sections 
cause òflooding.ó 3 
 

                                                 
3
 Final Study Report ð SR A1A Arterial Investment Study, page 2 

Lack of sidewalk connectivity 

throughout the Downtown 

Area is a strong indication of 

a defective street l ayout  

Road access to commercial 

areas are of a rural nature 

and inadequate for ur ban 

Downtown development 

and expectations  
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2. Faulty layout in relation to size, adequacy, ac cessibility and 
usefulness. (§163.340(8)c F.S.).  The Study Area is not an 
undeveloped area easily reconfigured to other purposes or activities.  
The haphazard development of different types of improvements on 
differing lot sizes, the small size of these l ots,  and the character or 
condition of existing structures impart a distinctly deficient pattern 
of development that precludes sound standards, design, and overal l 
sanitary and safe conditions.  
 
The gross number of lots is likely disproportionate to the nu mber of 
users that would consider acquiring such lots for their intended 
purposes.  In today's competitive  real estate market  environment,  
contemporary development practices favor larger sites to va ry, and 
mix uses, and activities.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Industrial uses on small 

lots in close proximity to, 

and in the same block as, 

residential uses  

Dense development 

without inadequate 

support infrastructure is 

an indicator of faulty lot 

layout that cannot 

support the development 

of the land  
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3. Unsanitary or unsafe conditions.  (§163.340(8)d, F.S.).   The Study 

Area has pockets of cramped construction  and deteriorating 
buildings, which require a great deal of maintenance and upkeep.  A 
lack of property maintenance leads to unsightly an d sometimes 
unsanitary conditions.  The age of structures in the area  and lack of 
adequate infrastructure, such as lack of vehicle parking or parking 
design which does not meet modern standards, often times create 
unsafe conditions.  A lack of a complete p edestrian sidewalk network 
in the Study Area, mixed with substandard parking design, leads to 
unsafe conditions fo r pedestrians and bicyclists.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The 1999 Cocoa Beach Redevelopment Vision Plan also documented 
unsafe condition s (see page 11, Appendix D).  The lack of major 
redevelopment since 1999 provides that the analysis and conditions 
that existed and were documented in that study are still valid today 
and can be utilized in this Report.  
 

No sidewalk connectivity - 

Pedestrian route over 

storm grate and across 

oversized driveway to get 

to other sidewalk is an  

indicator of an unsafe 

condition  

Dense development on 

small lots with inadequate 

parking creates unsanitary 

and unsafe conditions  
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4. Deterioration of site or other impr ovements. (§163.340(8)e, F.S.).  
The age of structures and lack of buffers, adequate parking and other 
modern improvements causes an increased deterioration of older 
sites in the Study Area.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The 1999 Cocoa Beach Redevelopment Vision Plan also documented 
site deterioration (see page 9, Appendix D).  The lack of major 
redevelopment since 1999 provides that the analysis and conditions 
that existed and were documented in that study are still valid today 
and can be utilized i n this Report.  

Aging sites on lots with 

high vacancy rates lead 

to increased site 

deterioration  

High urb an usage 

causes deterioration 

of roadway and other 

improvements  
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5. Inadequate and outdated building patterns.   (§163.340(8)f, F.S.). 

Conditions of inadequate and outdated building patterns  or areas of 
underutilized property  are self -evident based on the most casual 
inspection of the Study Area.  In certain areas, there is a dichotomy 
between existing uses of property and those propertyõs current 
zoning and future land use.  Property zoned for commercial uses are 
being used for residential pu rposes, sometimes with limited or no 
buffers between uses.  Lar ger tracts of vacant or marginally improved 
land directly speaks to the community's concern with the intensity (or 
lack thereof) of potential development conceptually possible within 
the dime nsions of the existing acreage.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Residential development 

abutting, and within feet of, 

Commercial development is 

an indicator of outdated 

building patterns  

Tracts of vacant and/or 

underutilized ñ or used with 

substandard improvements ñ 

indicate inadequate building 

patterns  
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6.  A greater number of violations of the Florida Building Code in the 

area than the number of violations recorded in the remainder of the 
municipality.   (§163.340(8)l, F.S.).  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The 1999 Cocoa Beach Redevelopment Vision Plan documented 
building condition as an indicator of violations of the Florida Building 
Code (see page 8, Appendix D).  The lack of major redevelopment 
since 1999 provides that the analysis and conditions that existed and 
were documented in that study are still valid today and can be 
utilized in this Report.  
 
The age of structures in the Study Area is  also an indicator of 
violations of the Florida Building Code.  Table 3.1  presents the 
number of properties with struct ures 40 years old or greater.  
Approximately 58% of the Study Area has properties with aging 
structures, i.e. t hose constructed prior to 1969.  

Aging structures and 

properties with a low 

vacancy rate have a higher 

probability of property 

maintenance and Florida 

Building Code violations  
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TABLE 3.1 

Study Area ï Buildings older than 40 years Constructed prior to 1969 

Land Use Number of Properties Acreage of Properties 

Single Family 61 12.27 

Duplex as Single Family 2 0.18 

Garden Apart. 1-10 units 4 1.57 

Low Rise Apart. 10-49 units 7 4.59 

Condominiums (1) 176 15.42 

Two Res. Units-Not Attached 3 1.21 

Duplex 48 8.59 

Triplex 17 3.06 

3 to 4 Res. Units-Not Attached 6 2.16 

Quadruplex/4 unit 9 1.59 

Multifamily ï Over 4 Units 10 3.21 

Retail Commercial 35 11.20 

Other Commercial 6 5.76 

Office & Professional (2) 62 12.39 

Restaurants 7 1.90 

Financial Institutions 1 0.86 

Commercial Service Shops 1 0.17 

Commercial ï Auto related  3 0.87 

Night Clubs/Bars 5 1.43 

Light Industry/Warehousing 1 0.21 

Churches 3 6.03 

Funeral Homes 1 0.37 

Clubs & Lodges 3 0.75 

Public Schools-Improved 1 12.00 

City Owned Property 4 4.68 

TOTALS 476 112.47 

NOTES: (1) Number of properties is the number of condominium units over 40 years of age 
               (2) Includes condominium units over 40 years of age 

 
4. Conclusion 
 

This Report has analyzed several indicators of blight as requi red by the 
Redevelopment Act.  As the Report documents  blighted conditions  which 
occur within the Study Area  include, but may  not be limited to, building 
deterioration, site deterioration, unsafe conditions, age of structures, 
drainage deficiencies, inadequate transportation or mobility facilities, 
inadequate street layout, and inadequate parking.  
 
Therefore, this Report provides the necessary data and analysis for 
adoption of a Finding of Necessity Resolution that finds conditions in the 
Study Area meet the criteria of the Redevelopment Act, that the area is 
considered blighted, and  the rehabilitation, conservation, or 
redevelopment of the Study Area is necessary in the interest of the 
public health, safety, morals, or welfare of the residents of the City of 
Cocoa Beach. 
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