
MEMORANDUM

Agenda Item No. 5(K)

TO: Honorable Chairwoman Audrey M. Edmonson DATE: 

and Members, Board of County Commissioners 

FROM:    Abigail Price-Williams SUBJECT: 

County Attorney 

October 6, 2020

Resolution accepting assessment of need  

study; declaring, in accordance with  

section 163.335, Florida Statutes, a 

certain geographic area located in the 

City of Florida City, Florida, described 

generally as bounded on the north by SW 

336th Street (A.V. Davis Parkway), on 

the west by SW 187th Avenue, on the 

south by NW 2nd Street, on the east by 

the South Dade Transitway, to be a slum 

or blighted area; declaring the rebuilding, 

rehabilitation, conservation and 

redevelopment of the area to be in the 

interest of the public health, safety, 

morals and welfare of residents of 

Miami-Dade County, Florida, the City of 

Florida City, including those residents 

living within the proposed expansion 

area; approving, after a public hearing, an 

amendment to the Florida City 

Redevelopment District Community 

Redevelopment Plan in accordance with 

section 163.361, Florida Statutes; 

approving the extension of the life of the 

Florida City Community Redevelopment 

Agency and the Florida City Community 

Redevelopment Area until a certain date; 

and approving of and authorizing the 

County Mayor to execute the Restated 

Interlocal Cooperation Agreement by and 

among Miami-Dade County, the City of 

Florida City and the Florida City 

Community Redevelopment Agency, and 

to exercise all provisions contained 

therein not reserved by the Board 

The accompanying resolution was prepared by the Office of Management and Budget Department and placed on the 

agenda at the request of Prime Sponsor Commissioner Dennis C. Moss. 

_______________________________ 

Abigail Price-Williams      

County Attorney 

APW/lmp 
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Recommendation 

It is recommended that the Board of County Commissioners (Board) consider the attached resolution which, 

if approved, would do the following: 

1. Accept the City of Florida City (City) Community Redevelopment Agency’s (Agency) Assessment of

Need for the Agency’s Time Extension (assessment);

2. Make certain findings related to the expansion of the Florida City Community Redevelopment Area,

which such area of the City is described generally as bounded on the North by SW 336th Street (A.V.

Davis Parkway), on the West by SW 187th Avenue, on the South by NW 2nd Street and on the East

by the South Dade Transitway, which is specifically described in the Florida City Community

Redevelopment Agency Finding of Necessity for Redevelopment North Central Expansion Area

(study) and is referred to as the “North Central Community Redevelopment Agency Expansion Area”

(North Central Expansion Area);

3. Approve the Agency’s amended redevelopment plan (amended plan) pursuant to chapter 163, part III,

Florida Statutes;

4. Extend the life of the Agency and the redevelopment area until June 1, 2055; and

5. Approve the terms of and authorize the County Mayor or the County Mayor’s designee to execute the

Restated Interlocal Cooperation Agreement Related to the City’s Community Redevelopment Agency,

by and among the County, the City and the Agency (restated interlocal agreement), and to exercise

termination provisions contained therein.

Should the Board extend the life of the Agency, the Board must also adopt the ordinance to extend the life of 

the Florida City Community Redevelopment Trust Fund (trust fund) for the current redevelopment area in 

order for the County and City to continue depositing the funds necessary to accomplish the projects and 

activities set forth in the plan. This is being presented as a separate item for the Board’s consideration and 

approval. 

Scope  

The North Central Expansion Area, which consists of approximately 190 acres with 497 parcels, and the 

current redevelopment area lie in County Commission District 9, which is represented by Commissioner 

Dennis C. Moss.   

Date: 

To: Honorable Chairwoman Audrey M. Edmonson 

and Members, Board of County Commissioners      

From: Carlos A. Gimenez 

Mayor 

Subject: Resolution Accepting Assessment of Need Study and Making Certain Findings Related to the 

Florida City Community Redevelopment Area Expansion for the North Central Area, and 

Approving Amendment to the Redevelopment Plan, Extension of the Agency and Area’s Life, 

and Restated Interlocal Cooperation Agreement 

October 6, 2020
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Fiscal Impact / Funding Source  

The Agency’s revenue is generated through the incremental growth of ad valorem revenues beyond an 

established base year, tax increment financing (TIF), as more fully described in section 163.387, Florida 

Statutes. As provided in the study, should these boundaries become part of the current redevelopment area, 

which is generally bounded on the north by 2nd Street and Lucy Street, on the south by SW 1st Street and the 

City municipal limits, on the east by State Road 821 and City municipal limits and on the west by Redland 

Road (the “redevelopment area"), the countywide and City TIF revenues will be deposited into the existing 

trust fund established by the Board, and will be used to fund projects and activities in the entire redevelopment 

area, including the North Central Expansion Area, that will aide in the eradication of the slum and blighted 

conditions that currently exist in such areas. 

 

The TIF generated in the North Central Expansion Area beyond the base year would be deposited into the 

trust fund. The estimated revenue to be derived from the North Central Expansion Area through the current 

expiration of the Agency and Area’s life on June 6, 2025 is estimated at $20,262 from the County and $31,189 

from the City for total revenue of $51,451. These estimates are based on the County’s five-year growth rates 

and do not include or assume new construction projects. The extension of the Agency and the redevelopment 

area from FY 2024-25 through FY 2054-55 would produce approximately $67.2 million in County TIF and 

$103.4 million in City TIF as further detailed in the table below.   

 

 County TIF City TIF Total TIF 
SMART  

Rebate 

County  

Rebate 

Net County 

Contribution 
Nominal 67,186,497 

 

103,449,556 170,636,053 16,796,624 16,796,624 33,593,249 

Net Present 

Value 
28,174,913 43,381,964 71,556,877 7,043,728 7,043,728 14,087,456 

 

Additionally, the proposed amended interlocal agreement requires a refund of 25 percent of the County’s TIF 

payment to fund the SMART Plan’s South Dade Corridor and a 25 percent refund for the County’s general 

fund.   

 

Track Record / Monitor 

The terms of the amended interlocal agreement governing the Agency will be monitored by the Office of 

Management and Budget.  

 

Background 

On March 2, 1993, the Board adopted Resolution No. R-288-93 recognizing the City as an area devastated by 

Hurricane Andrew and approved the undertaking of community redevelopment. On May 16, 1995, the Board 

adopted a finding of necessity declaring a certain geographical area in the City as slum and blight and finding 

the need for the creation of a community redevelopment agency. On June 6, 1995, the Board approved the 

establishment of the Agency when it adopted the Agency’s plan pursuant to Resolution No. R-795-95 and the 

funding of the plan when it enacted Ordinance No. 95-108, which established the Agency’s trust fund for the 

current redevelopment area. On April 16, 1996, the Board adopted Resolution No. R-367-96, which approved 

the terms and conditions of the interlocal agreement, including the redevelopment powers granted to the 

Agency. Subsequently, the plan and the interlocal agreement were amended on July 8, 1997 to allow for the 

acquisition of properties (Ordinance No. 97-132) and on September 23, 2003 to allow for community policing 
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programs (Resolution No. R-1010-03). On June 2, 2009, the Board adopted Resolution Nos. R-645-09 and 

R-983-09, respectively, which approved an expansion to the Agency’s boundaries, a revised plan, and an 

amendment to the interlocal agreement to grant the Agency the necessary power to implement the new plan.   

 

Finding of Necessity 

On September 11, 2018, the City adopted Resolution No. 18-48 (Attachment A), approving the study and 

forwarding it to the Board for consideration. On September 12, 2018, the City submitted the study to the 

County. The North Central Expansion Area is located entirely in the City and consists of 190 acres. The 

existing redevelopment area consists of 740 acres. Should the North Central Expansion Area be approved, the 

Agency will consist of 930 acres, which represents approximately 28 percent of the total City area.  

 

The findings to be made by the Board are supported by the study, which is attached to the resolution as exhibit 

“B.” The study concludes that the North Central Expansion Area qualifies for one of the three criteria for slum 

and nine of the 15 criteria for blight as noted below.   

 

Slum Criteria   

(a) Inadequate provision for ventilation, light, air, sanitation, or 

open spaces  

Does not meet 

Criteria 

(b) High density of population      Meets Criteria 

(c) The existence of conditions that endanger life or property by 

fire or other causes 

Does not meet 

Criteria 

  

Blight Criteria   

Deteriorated Structures   Meets Criteria 

(a) Predominance of defective or inadequate street layout  Does not meet 

Criteria 

(b) Assessed values of real property has failed to show any 

appreciable increase  

Does not meet 

Criteria 

(c) Faulty lot layout       Meets Criteria 

(d) Unsanitary or unsafe conditions     

  

Meets Criteria 

(e) Deterioration of site or other improvements   

   

Meets Criteria 

(f) Inadequate and outdated building density patterns  

   

Meets Criteria 

(g) Falling lease rates per square foot of office, commercial, or 

industrial space  

Does not meet 

Criteria 

(h) Tax or special assessment delinquency exceeding the fair 

value of the land  

Does not meet 

Criteria 

(i) Residential and commercial vacancy rates higher in the area 

than in City  

Meets Criteria 

(j) Incidence of crime in the area higher   Meets Criteria 

(k) Fire and emergency medical service calls to the area 

proportionately higher   

Does not meet 

Criteria 
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(l) A greater number of violations of the Florida Building Code 

    

Meets Criteria 

(m) Diversity of ownership or defective/unusual conditions of 

title    

Meets Criteria 

(n) Governmentally owned property with adverse environmental 

conditions   

Does not meet 

Criteria 

(o) Substantial number of properties damaged by sinkholes Does not meet 

Criteria 

 

The Tax Increment Financing and Coordinating Committee reviewed the study on June 6, 2019, and 

recommended its approval by the Board.   

 

Redevelopment Plan 

The amended plan which is attached to the resolution as exhibit “C”, is dated June 19, 2019, was updated by 

Iler Planning and approved by the Agency and City on June 25, 2019 through Resolution Nos. 19-04 and 19-

35, both of which of are attached to this memorandum as Attachments B and C. The original plan focused on 

the post disaster environment of Hurricane Andrew. The amended plan addresses important policies such as 

affordable and workforce housing, specific goals with objectives that include policies the Agency will utilize 

to address the conditions in the area. The amended plan identifies redevelopment projects in the targeted areas 

including Palm Drive Packing Plant site, Camper site redevelopment, “Snake Pit” redevelopment, Northwest 

Neighborhood redevelopment and Central Neighborhood redevelopment. The amended plan further identifies 

programs that the Agency can undertake such as façade programs, signage assistance programs, small business 

capital program, commercial building grant program and several other programs to assist neighborhoods and 

residents. The amended plan also identifies public improvements to infrastructure, streetscape improvements, 

parks and recreation and stormwater management. Community policing along with maintenance of the 

redevelopment area is also identified.   

 

Amended and Restated Interlocal Cooperation Agreement 

The Agency is further requesting that the Board extend the life of the Agency and the redevelopment area.  

Therefore, County staff has negotiated the amended interlocal agreement attached to the resolution as exhibit 

“D.” The amended interlocal agreement was approved by the Agency and City on June 23, 2020, through 

Resolution Nos. 20-02 (Attachment D) and 20-34 (Attachment E), respectively. The amended interlocal 

agreement complies with the requirements of Resolution Nos. R-1382-09, R-871-11, R-599-15 and R-499-16 

which established guidelines for community redevelopment agencies and the interlocal agreements between 

such agencies and the County. Some of the terms set forth in the amended interlocal agreement are as follows: 

 

• Grants the Agency certain redevelopment powers; 

• Caps administrative expenses at 20 percent; 

• Requires prior approval by the Board for amendments to the plan; 

• Requires approval by the Board for indebtedness, including bond financing and prioritizes the 

reduction of debt as quickly as possible;  

• Allows for one or more members of the Board or a designee to be appointed to serve on the 

Agency’s board of commissioners; 

• Requires that annual budgets and progress reports be submitted to the County. With the exception 

of the debt service payments on current bond obligations financed by TIF revenues, no funds on 
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deposit in the trust fund may be expended by the Agency until the annual budget has been approved 

by the Board;  

• Allows for a refund of 25 percent of the County’s contribution to the Agency for the South 

Corridor; 

• Allows for a refund of 25 percent of the County’s contribution for the general fund; 

• Requires community benefits for grants $200,000 or over, and contract requirements for grants 

$500,000 or more; 

• Establishes clawback provisions for grants; 

• Provides for reasonable opportunity to be heard; 

• Requires safeguards for residents from displacement; 

• Provides for Inspector General reviews and ethics training, and 

• Requires an annual independent audit by a certified public accountant. 

 

It should be noted that in 2019, the Florida Legislature amended the Community Redevelopment Act (Act) to 

require that a community redevelopment agency in existence on October 1, 2019, shall terminate on the 

expiration date provided in the agency’s charter on October 1, 2019, or on September 30, 2039, whichever is 

earlier, unless the governing body of the county that created the community redevelopment agency, such as 

the Board, approves such community redevelopment agency’s continued existence by a majority vote of the 

members of the governing body. The Act further provides that if the governing does not approve its continued 

existence by a majority vote of the governing body members, a community redevelopment agency with 

outstanding bonds as of October 1, 2019, that do not mature until after the termination date of the agency or 

September 30, 2039, whichever is earlier, remains in existence until the date the bonds mature.  Finally, the 

Act provides that a community redevelopment agency operating on or after September 30, 2039, may not 

extend the maturity date of any outstanding bonds. The Agency has no outstanding bonds. 

 

As with all redevelopment agencies in the County, the Board will retain the power to issue debt and adopt a 

redevelopment plan.  

 

 

 

____________________ 

Jennifer Moon 

Deputy Mayor 
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Approved     Mayor Agenda Item No. 5(K)
10-6-20 Veto __________ 

Override __________ 

RESOLUTION NO. ________________________ 

RESOLUTION ACCEPTING ASSESSMENT OF NEED STUDY; 
DECLARING, IN ACCORDANCE WITH SECTION 163.335, 
FLORIDA STATUTES, A CERTAIN GEOGRAPHIC AREA 
LOCATED IN THE CITY OF FLORIDA CITY, FLORIDA, 

DESCRIBED GENERALLY AS BOUNDED ON THE NORTH 
BY SW 336TH STREET (A.V. DAVIS PARKWAY), ON THE 
WEST BY SW 187TH AVENUE, ON THE SOUTH BY NW 2ND 
STREET, ON THE EAST BY THE SOUTH DADE 

TRANSITWAY, TO BE A SLUM OR BLIGHTED AREA; 
DECLARING THE REBUILDING, REHABILITATION, 
CONSERVATION AND REDEVELOPMENT OF THE AREA 
TO BE IN THE INTEREST OF THE PUBLIC HEALTH, 

SAFETY, MORALS AND WELFARE OF RESIDENTS OF 
MIAMI-DADE COUNTY, FLORIDA, THE CITY OF FLORIDA 
CITY, INCLUDING THOSE RESIDENTS LIVING WITHIN THE 
PROPOSED EXPANSION AREA; APPROVING, AFTER A 

PUBLIC HEARING, AN AMENDMENT TO THE FLORIDA 
CITY REDEVELOPMENT DISTRICT COMMUNITY 
REDEVELOPMENT PLAN IN ACCORDANCE WITH SECTION 
163.361, FLORIDA STATUTES; APPROVING THE 

EXTENSION OF THE LIFE OF THE FLORIDA CITY 
COMMUNITY REDEVELOPMENT AGENCY AND THE 
FLORIDA CITY COMMUNITY REDEVELOPMENT AREA 
UNTIL A CERTAIN DATE; AND APPROVING OF AND 

AUTHORIZING THE COUNTY MAYOR OR THE COUNTY 
MAYOR’S DESIGNEE TO EXECUTE THE RESTATED 
INTERLOCAL COOPERATION AGREEMENT BY AND 
AMONG MIAMI-DADE COUNTY, THE CITY OF FLORIDA 

CITY AND THE FLORIDA CITY COMMUNITY 
REDEVELOPMENT AGENCY, AND TO EXERCISE ALL 
PROVISIONS CONTAINED THEREIN NOT RESERVED BY 
THE BOARD 

WHEREAS, on May 16, 1995, the Board adopted Resolution No. R-700-95, which 

declared a certain geographic area known as the Florida City Community Redevelopment Area, 

which is generally bounded on the north by NW 2nd Street and Lucy Street, on the south by SW 
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1st Street and the City municipal limits, on the east by State Road 821 and City municipal limits, 

and on the west by Redland Road (the “redevelopment area"); and 

WHEREAS, on September 11, 2018, the City of Florida City (the “City”) adopted 

Resolution No. R-18-48 approving the “North Central CRA Proposed Expansion North Central 

Area Finding of Necessity” (the “study”), which is attached hereto as exhibit “A” and incorporated 

herein by reference, and authorized the submission of the study to the County; and 

WHEREAS, the study finds that an area within the City generally bounded on the North 

by SW 336th Street (A.V. Davis Parkway), on the West by SW 187th Avenue, on the South by 

NW 2nd Street, and on the East by the South Dade Transitway (”North Central Expansion Area”), 

to be slum or blighted as these terms are defined in section 163.340(7) and (8), Florida Statutes; 

and  

WHEREAS, on September 12, 2018, the City and the Florida City Community 

Redevelopment Agency (the “Agency”) submitted the study to the County; and  

WHEREAS, the Agency and the City have requested that the County, review and approve 

the study and make certain findings in accordance with the Community Redevelopment Act 1969, 

which is presently codified in chapter 163, part III, Florida Statutes (the “Act”); and  

WHEREAS, the Agency and the City also wish to extend the life of the Agency and the 

redevelopment area, inclusive of the North Central Expansion Area, until June 1, 2055, which 

would give the Agency additional time to complete its redevelopment activities to address the slum 

and blighted conditions that continue to persist in the Redevelopment Area and to advance the 

Agency’s goal of creating much needed affordable housing as required by the Act and the Florida 

City Community Redevelopment Plan (the “plan”), which as approved by this Board; and  
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WHEREAS, as required by Resolution No. R-611-15 and in furtherance of seeking this 

extension, the Agency is required to prepare an assessment of need study before this Board will 

consider extending the life of the Agency and the redevelopment area until June 1, 2055, and 

amending the plan and the Restated Interlocal Cooperation Agreement Related to  the City of 

Florida City Community Redevelopment Agency, by and among the County, the City and the 

Agency (interlocal agreement”) to accomplish same; and  

 WHEREAS, the Agency has submitted the City of Florida City Community 

Redevelopment Agency’s Assessment of Need for Agency Time Extension (“assessment”), which 

is attached hereto as exhibit “A” and incorporated herein by reference; and 

WHEREAS, additionally, on May 27, 2020, the Agency and City adopted Resolution Nos. 

19-04 and 19-35, respectively, which such resolutions approved an amendment to the plan; and

WHEREAS, the proposed amended plan is attached hereto as exhibit “C” and incorporated 

herein by reference; and 

WHEREAS, on June 23, 2020, the Agency and the City also adopted Resolution Nos. 20-

02 and 20-34, respectively, approving the interlocal agreement, which is attached hereto as exhibit 

“D” and incorporated herein by reference; and 

WHEREAS, this Board finds that it is the best interest of the County and the residents of 

Miami-Dade County to accept the assessments, make certain findings related to the North Central 

Expansion Area, approve the amendment to the plan, approve an extension of the life of the 

Agency and the redevelopment area, inclusive of the North Central Expansion Area, until June 1, 

2055, and authorize the execution of the interlocal agreement; and  

WHEREAS, this Board desires to accomplish the purposes outlined in the accompanying 

memorandum, a copy of which is incorporated herein by reference, 
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NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY 

COMMISSIONERS OF MIAMI-DADE COUNTY, FLORIDA, that: 

Section 1.  The foregoing recitations are incorporated in the body of this resolution by 

reference. 

Section 2.  This Board accepts the City of Florida City Community Redevelopment 

Agency’s Assessment of Need for Agency Time Extension , attached hereto as exhibit “A” and 

incorporated herein by reference. 

Section 3. Pursuant to section 163.355, Florida Statutes, this Board finds and declares, 

after a public hearing that based on findings of set forth in the North Central CRA Proposed 

Expansion North Central Area Finding of Necessity (the “study”), which is attached hereto as 

exhibit “B” and incorporated herein by reference, a blighted or slum area as defined by section 

163.340 (7) and (8), respectively, exists in an area of the City described generally as  bounded on 

the North by SW 336th  Street (A.V. Davis Parkway), on the West by SW 187th Avenue, on the 

South by NW 2nd Street, and on the East by the South Dade Transitway, which is specifically 

described in the study and is referred to as the “North Central Community Redevelopment Agency 

Expansion Area” (“ North Central Expansion Area”). 

Section 4. This Board also finds that (a) one or more slum or blighted conditions exist 

in the North Central Expansion Area in which there is a shortage of affordable housing for residents 

of low or moderate income, including the elderly; (b) the rehabilitation, conservation, or 

redevelopment, or a combination thereof, of the North Central Expansion Area, including the 

development of affordable housing for residents of low or moderate income, including the elderly, 

is necessary in the interest of the public health, safety, morals, and welfare of the residents of 

Miami-Dade County and the City of Florida City, including those residents living within the North 
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Central Expansion Area; and (c) the North Central Expansion Area is appropriate for 

redevelopment.   

 Section 5. In accordance with section 163.361, Florida Statutes, this Board approves, 

after a public hearing, the amendment to the Florida City Community Redevelopment Area 

Community Redevelopment Plan, in substantially the form attached hereto as exhibit “C” and 

incorporated herein by reference.  This Board further approves the extension of the life of the 

Agency and the area until June 1, 2055. 

 Section 6. This Board approves the terms of and authorizes the County Mayor or the 

County Mayor’s designee to execute the Restated Interlocal Cooperation Agreement Related to 

the City of Florida City Community Redevelopment Agency, by and among the County, the City 

and the Agency, in substantially form attached hereto as exhibit “D” and incorporated herein by 

reference.   This Board further authorizes the County Mayor or the County Mayor’s designee to 

exercise all provisions contained therein not reserved by this Board. 

 Section 7. If any one or more provisions of this resolution should be contrary to law 

or invalid or ineffective for any reason, such provision shall be deemed severable from, and shall 

not affect the validity of, the remaining provisions of this resolution. 

The foregoing resolution was offered by Commissioner  , 

who moved its adoption.  The motion was seconded by Commissioner  and 

upon being put to a vote, the vote was as follows:  

27



Agenda Item No. 5(K) 
Page No. 6 

Audrey M. Edmonson, Chairwoman 
Rebeca Sosa, Vice Chairwoman 

Esteban L. Bovo, Jr. Daniella Levine Cava 
Jose “Pepe” Diaz Sally A. Heyman 

Eileen Higgins Barbara J. Jordan 
Joe A. Martinez Jean Monestime 
Dennis C. Moss Sen. Javier D. Souto 
Xavier L. Suarez 

The Chairperson thereupon declared this resolution duly passed and adopted this 6th day of 

October, 2020.  This resolution shall become effective upon the earlier of (1) 10 days after the date 
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Redevelopment is an ongoing 
process. It requires constant 

monitoring and at times, 
amendment. The Florida City 

CRA is now undergoing 
another review and 

recommendations for 
updates to its CR Plan..  

Executive Summary 

 
 
Sho�� on �he heel� of H���icane And�e�ǯ� de�a��a�ionǡ �he Flo�ida Ci�� Comm�ni�� 
Redevelopment Agency (CRA) was created in 1995 and dedicated to the rejuvenation of 
Flo�ida Ci��ǯ� central residential neighborhoods and commercial corridors. The original 
Community Redevelopment Plan (ǲCR Planǳ) was successful laying the groundwork to 
��a�� �he �ej��ena�ion and �ede�elo�men� of �he Ci��ǯ� majo� comme�cial co��ido��Ǥ 
During those 1st years, it was anticipated that market forces would positively impact low 
income, deteriorated neighborhoods adjoining the CR Area, but this did not occur to the 
extent envisioned. Th�� �o e��end �he CRAǯ� benefi��ǡ the Community Redevelopment 
Board (Agency), in 2008, commissioned a redevelopment study to determine if 
conditions of slum and blight existed in four (4) expansion areas in Florida City and to 
assess whether those conditions warrant the expansion of the existing Community 
Redevelopment Area (CR Area). These expansion areas, including the large Northwest 
Neighborhood, were approved by the County and would become the major focus of 
redevelopment over the next ten years. 
 
The Agency is now in the process of updating the 2009 CR Plan, including extending the 
lifespan of the Agency. Amendments are done through the process outlined in state 
statutes. In addition to the state statute requirements for amending the CR Plan, Miami-
Dade County has additional requirements for extending the lifespan of the Agency.  
 
The Finding of Necessity is a summary assessment of the area and provides evidence of 
slum and blight, and the need for redevelopment. The CR Areas include residential 
neighborhoods, commercial, industrial, and state-owned environmental site on Palm 
Drive.   
 
The purpose of a CRA is to bolster the economy and property values in a qualified area 
which has been selected based on its need for redevelopment and its ability to meet the 
State criteria.  The primary benefits of a CR Area are: 
 

1. A master planning approach and implementation strategy for the area. 
2. Increased eligibility for federal and state grants that can be used for 

infrastructure improvements, business development and property acquisition 
within the expanded area; and  

3. Increased future tax increment funds for redevelopment projects. 
 
The original CR Area was 490 acres in size and primarily commercial and industrial in 
character with residential land uses encompassing only 11% of the CR Area. By contrast, 
the future land use pattern of the expanded 2009 CR Area is primarily residential (82%), 
with 6% industrial, 6% conservation, 4% parks and recreation, 2% commercial and 1% 
institutional. The total net area of the properties included in the 2009 expansion was 
approximately 177 acres, bringing the current CRA area to a total of 703 acres in size. 
 
Section 163.340 of the Florida Statutes defines a "blighted area" as an area in which 
there are a substantial number of deteriorated or deteriorating structures, and in which 

33



Assessment of Need for Agency Time Extension 

5 
 
 Florida City Community Redevelopment Agency Ȃ 3.9.20 

conditions, as indicated by government-maintained statistics or other studies, are 
leading to economic distress or endanger life or property. Despite the tremendous effort 
to eliminate slum and blight in the original CRA area and the 2009 expansion areas, 
much more is needed. The following highlights issues that still remain to be eliminated: 
 
Socio-Economic Distress 

x High poverty rates;  
x Low income; 
x Low numbers of home ownership;  
x Shortage of quality affordable housing; 
x High crime rate; 
x Excessive unemployment; 
x High rental rates; and 
x Overcrowding. 

 
Deteriorating Site and Building Conditions 

x High percentage vacant housing units; 
x High percentage of vacant land; 
x Unsafe and unkempt structures and sites; and 
x Faulty lot lay out; and 
x Diversity of ownership. 

 
The current CRA Area (including the 2009 expansion) continues to meet the criteria set 
forth by Chapter 163, Florida Statutes (F.S.) for slum and blight. 
 
The deteriorating site, building and socio-economic conditions detailed in this report 
also support the recommendation for extension of the lifespan of the Agency.  With the 
requested additional time to implement planned redevelopment activities, the CRA will 
be able to successfully respond to �he Ci��ǯ� residential needs and conditions thereby 
stimulating workforce housing, mixed use, commercial and industrial applications. 
Additional time will enable the City to continue its planning program to spark 
reinvestment in target areas, develop healthier neighborhoods and bolster nearby 
businesses in the CR Area. If the City adopts these findings and Miami-Dade County 
concurs, the CR Plan will then be updated to include continuing and new redevelopment 
projects and an implementation schedule to revitalize the CR Area and enhance the 
overall economic vitality of Florida City.  
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Florida City is the gateway to 
the unique Florida Keys, as 

well as to the Everglades and 
Biscayne National Parks  

I. Background 

 
Florida City is located in southern Miami-Dade County (see Figure 1 Regional Location 
Figure) and is comprised of approximately 8.5 square miles in size.  The City is bordered 
to the north by the City of Homestead and by unincorporated Miami-Dade County on its 
remaining sides. The nearest metropolitan area is the City of Miami, located 
approximately 30 miles to the northeast.  The former Homestead Air Force Base is 
situated approximately five (5) miles northeast of the City.  Florida City is the gateway to 
the unique Florida Keys, as well as to the Everglades and Biscayne National Parks.   
 
Figure 1. Regional Location 

 
 
Three State principal arterials traverse the City:  The Homestead Extension of the 
Florida Turnpike (HEFT), U.S. Highway 1 (Dixie Highway), and Krome Avenue (State 
Road 997).  Redland Road and NW 6th Avenue provide important north-south access 
through the City.  Lucy Street (SE 8th Street), Arthur Vining Davis Parkway (SW 336th 
Street), Palm Drive and SW 352nd Street provide east-west collector access for 
residential and commercial areas of the City.  The Palm Drive and U.S. 1 intersection is 
considered the Ci��ǯ� ǲga�e�a�ǳ a� i� ��o�ide� acce�� �o bo�h na�ional �a�k� and �he 
Florida Keys (see Figure 2, below). In 2016, approximately 2.25 million people visited 
the Florida Keys. There was a slight dip in visitors in 2017 because of Hurricane Irma, 
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which made landfall in the Keys in September 2017, despite this, visitation to the Keys 
reached 5.1 million visitors in 2018. The majority (80%) arrived via U.S. Highway 1. 
 
Figure 2. Major Roadways 

Source: ILER PLANNING, 2008 
 
Follo�ing �he de�a��a�ing im�ac�� of H���icane And�e� in ͳͻͻʹǡ �he Ci��ǯ� �a� ba�e 
dropped in 1993 to 60% of its pre-storm level.  In the aftermath of the storm, the City 
designated a CRA and adopted a Finding of Necessity for a 490-acre Redevelopment 
Area.  At the time the Agency was established, the CR Area was comprised of 
approximately 30% of the City.  Over the years, the City annexed new areas and the 
original 490-acre CR Area, plus the 2009 expansion, is now approximately 27% of the 
City.  
 
Since the CRA was established, the Agency has made significant infrastructure 
investments in the current CR Areas which has paid off well, as shown by the 660+% 
growth in the tax base. The Agency is now nearing the end of its initial life but still has a 
number of ongoing and planned projects which will improve the community and grow 
the tax base. Twenty-four years after the Agency was established, the circumstances 
under which the CRA were created are dramatically different.  Florida City, no longer 
recovering from a post-disaster environment, continues to be strongly committed to 
strategically focus on CRA activities such as economic development, urban infill, 
neighborhood revitalization, planning and design, downtown development and job 
creation.   
 
The purpose of this document is to provide an analysis of the current conditions of the 
CRA and determine whether conditions of slum and blight exist to sufficiently merit 
extending the lifespan of the Redevelopment Agency.  The study areas include: 
 

• Original CRA area 
• 2009 expansion areas 

 
By extending the CRA, the City can to continue to focus redevelopment in some of the 
Ci��ǯ� poorest residential neighborhoods, while encouraging commercial enterprise. If 
the County agrees with this analysis, the CRA will prepare an updated master 
redevelopment plan (CR Plan) which will reinforce the vision and establish an 
implementation schedule for future improvements in the CR Area.   
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II. Criteria: 
 
 
 
  
 
 
 
A. State Requirements: 

 
Chapter 163, Florida Statutes (F.S.), allows municipalities to designate a Community 
Redevelopment Area (CRA) as a dependent special district where future County and City 
tax increment revenues can be used to fund infrastructure improvements and 
development, as well as new redevelopment initiatives.  The first step to designate a CR 
Area or to incorporate new CR areas is to create a ǲfinding of nece��i�� fo� 
rede�elo�men�Ǥǳ  In acco�dance �i�h S�a�e S�a���e�ǡ �he Finding of Nece��i�� m��� ��o�e 
the following in order to establish or expand a CR Area: 
 
1. One or more slum or blighted areas, or one or more areas in which there is a shortage 

of housing affordable to residents of low or moderate income; including the elderly, 
exist in such county or municipality; and 

2. The rehabilitation, conservation, or redevelopment or a combination thereof, of such 
area or areas, including, if appropriate, the development of housing which residents 
of low or moderate income, including the elderly, can afford, is necessary in the 
interest of public health, safety, morals or welfare of the residents of such county of 
municipality. 
 

The Finding of Necessity determines whether the identified geographic areas meet the 
criteria of slum and blight set forth in Chapter 163, Part III, Florida Statutes.  These 
criterion are summarized below:  

 
"Slum area" means an area having physical or economic conditions conducive to 
disease, infant mortality, juvenile delinquency, poverty, or crime because there is a 
predominance of buildings or improvements, whether residential or nonresidential, 
which are impaired by reason of dilapidation, deterioration, age, or obsolescence, and 
exhibiting one or more of the following factors: 

x Inadequate provision for ventilation, light, air, sanitation, or open spaces;  
x High density of population and overcrowding; or  
x The existence of conditions that endanger life or property. 

A "Blighted area" is an area in which there are 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, and in which two or more of the following factors are present: 

x Defective or inadequate street layout, or other transportation facilities;  
x No increases in the aggregate assessed values of real property for over the 5 

years;  
x Faulty lot layout in relation to size, adequacy, accessibility, or usefulness;  
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x Unsanitary or unsafe conditions;  
x Deterioration of site or other improvements;  
x Inadequate and outdated building density patterns;  
x Falling lease rates;  
x Tax or special assessment delinquency exceeding the fair value of the land;  
x High vacancy rates;  
x High incidences of crime;  
x High number of fire and emergency medical service calls;  
x Numerous Florida Building Code violations;  
x Diversity of ownership or defective or unusual conditions of title; or  
x Governmentally owned property with adverse environmental conditions caused 

by a public or private entity.  

In addition, Chapter 163, F.S. outlines the steps to modify a CR Plan, as well as extending 
the lifespan of the Agency. This is shown below: 

163.361 Modification of community redevelopment plans.Ȅ 

(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. 

(2) The governing body shall hold a public hearing on a proposed modification of 
any community redevelopment plan after public notice thereof by publication in a 
newspaper having a general circulation in the area of operation of the agency. 

(3)(a) In addition to the requirements of s. 163.346, and prior to the adoption of 
any modification to a community redevelopment plan that expands the boundaries of 
the community redevelopment area or extends the time certain set forth in the 
redevelopment plan as required by s. 163.362(10), the agency shall report such 
proposed modification to each taxing authority in writing or by an oral presentation, 
or both, regarding such proposed modification. 

The above criteria have been met for the existing CR Area (original area plus 2009 
expansion).  A requirements of Miami-Dade County, to extend the life of an Agency, is to 
show that slum and blight still exists within the existing CR Area, including the 2009 CR 
expansion area; and continues to meet the state statute for a slum and blighted area.  
The State criteria apply to the entire CR Area, not any one individual parcel.   
 

B. Miami-Dade County Requirements for Extension of 
the CRA 
 
Pursuant to Resolution No. R-611-15, adopted by the Board of County Commissioners 
(Board) at its June 30, 2015 meeting, County staff set forth the following criteria for the 
assessment of need study (Assessment), which will be submitted by any community 
redevelopment agency (Agency) requesting an extension to the life of the Agency and 
community redevelopment area (Area). 
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A. Assessment of Need: Any Agency requesting an extension shall provide the 
Board an Assessment that shall include the following information: 

 
1. Reason for the Extension; 

 
2. Current condition(s) of slum in the Area, as defined by Chapter 163.340 (7), 

with detailed statistical data or analysis; 
 

3. Current condition(s) of blight in the Area, as defined by Chapter 163.340(8), 
with detailed statistical data; 

 
4. Total revenues deposited into the trust fund since the inception of the 

Agency; 
 

5. Types of programs funded for the Area; 
 

6. Major projects funded by the Agency; 
 
7. Major projects to be funded by the Agency; 

 
B. Additional Information. Additionally, the Assessment should include the 

following information, if applicable, that will assist the Board in determining the 
feasibility of extending the Agency; 

 
1. Demographic, household, and poverty rate analysis, including existing and 

projected demographics and important shifts; 
 

2. A gap analysis that will examine the existing economic, financial, and 
regulatory conditions within the redevelopment area to determine barriers 
and other constraints to private redevelopment investments; 

 
3. Redevelopment priorities with respect to gap analysis; 
 
4. Possible solutions and redevelopment investment strategies; 
 
5. Recommendations for an appropriate update to the goals and objectives of 

�he Agenc�ǯ� comm�ni�� �ede�elo�men� �lan; 
 
6. Projections of available tax incremental revenues, potential financing 

options, and any other implications related to the extension of the life of the 
Agency and the community redevelopment area; 

 
7. Recommendations for an appropriately phased 10 to 5-year capital 

improvement plan, including a financing plan utilizing tax increment 
revenue and/or the additional bonding capacity provided by an extension of 
the Agency and the community redevelopment area; 

 
8. Recommendations identifying and prioritizing capital projects that facilitate 

redevelopment and may be recommended or desired beyond 10 to 15-year 
time period, and potential financing options; 

 
9. Additional recommendations to facilitate appropriate redevelopment that 

may be determined as a result of the community engagement process 
described below; 
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C. Community Engagement. Prior to preparing the Assessment, the Agency should 
engage the community through multiple methods, including meetings, 
charrettes, interviews, public media, electronic messages, and social media. 
 

The purpose of this study is to analyze the CR Area as a whole to determine if the area 
continues to meet the State standards for a slum and blighted area; and is supported by 
the information relating to Miami-Dade Co�n��ǯ� c�i�e�ia fo� e��ending �he life of �he 
CRA.   
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III. Methodology 

 
A number of information sources and analytical techniques were used in the 
determination of the need for redevelopment.  Field surveys were conducted in 
December of 2019 to provide accurate assessments of physical conditions in and around 
the proposed redevelopment area.  Field data gathered included visual surveys of the 
condition of existing infrastructure, vacant lots, debris piles, and building structures.   
 
City and County records and staff analyses were used for background information on 
code enforcement trends, previous and current private development plans, property tax 
values, land ownership, crime, code enforcement violations, and other factors.  
 
Various Florida City planning documents were reviewed in order to obtain information 
on previous findings and planning strategies.  Planning documents reviewed include the 
City of Florida City Comprehensive Plan, the CRA Florida City Economic Action Team 
(FEAT) Redevelopment Plan, 2009 Redevelopment Plan and Finding of Necessity. Data 
from the U.S. Census 2010, including the American Community Data of the U.S. Census, 
were utilized in order to provide socio-economic data for the area including race, 
education, overcrowding, tenure, vacancy, income and poverty.   
 
The current CR Area is part of several census tracts, including: Tract 113, Block Groups 4 
& 5.  The Census block groups do not precisely match the proposed CR Area.  Therefore, 
block groups 4 & 5 include several parcels extending outside of the proposed northwest 
residential area and exclude a small number of parcels that are part of the northwest 
residential neighborhood.  However, the block groups do match the northwest 
neighborhood closely enough to provide a valid illustration of the conditions in the area. 
The census Tract 114.02, Block Group 1, Block 1001 includes the area near the Busway.  
Since Census information is not always available at the block level, Census information 
for this area has been provided at the block group level. 
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There are 803 parcels of land 
in the Community 

Redevelopment Area. 

IV. Community Redevelopment Area 
General Characteristics 

 
A. Overall Composition 
 
Currently, approximately 27% of the City is included within the CR Area.  The CR Area is 
primarily low density residential in character, with small pockets of industrial, parks 
and recreation, and institutional and public facilities. The CR Area is comprised of 
approximately 803 parcels which are summarized and categorized according to the 
current land use in Table 1.     

 
Table 1. Area Composition 

Use Acres No. of 
Parcels 

Average 
Lot Size 
(sq. ft.) 

No. of 
Owners 

Taxable 
Value 

      
      
Government 7.5 1 435,600 1 $0 
Industrial 5 2 83,417 2 $2,601,612 
Institutional 10 1 333,315 1 $0 
Multi Family 23 29 34,512 21 $12,558,419 
Other 0 0 0 0 $0 
Parking 0 0 0 0 $0 
Religious 3 1 130,680 1 $0 
School Board 10 1 429,810 1 $0 
Single Family 108 371 7,500  $34,514,685 
Townhouse 26 4 435,600 3 $576,665 
Utility 1 1 57,586 1 $0 
Vacant 
Government 0 0 0 0 $0 

Vacant Land 16 184 16,437 117 $11,476,313 
Source: Miami-Dade Property Appraiser (2007), Iler Planning, 2008 

B. Existing Uses 
 
Table 2 summarizes the existing uses in the CR Area. As demonstrated by Table 2, the CR 
Area is predominantly residential in character.   
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Table 2. Existing Uses in the CR Area 

Use 

Areas 
measured in 

acres 
Percentage of 

the area 
Single Family 70 26% 
Duplex 12 4% 
Townhouse 1 0% 
Multi-Family 23 9% 
Commercial 10 4% 
Government 13 5% 
Industrial 9 3% 
Institutional 1 0% 
Parking 6 2% 
Religious 3 1% 
School Board 1 0% 
Utility 1 0% 
Other 6 2% 
Vacant Government 42 16% 
Vacant Land 69 26% 

Source: Miami-Dade County Property Appraiser (2007), Iler Planning, 2008 
 
C. Land Use / Zoning 
 
This sub-section provides an overview of the future land use categories and zoning 
districts within the CR Area.  The land use will first be analyzed as it is the controlling 
factor in land development. Table 3 shows a breakdown of the future land use 
designations within the proposed CR Area. Figure 3 graphically depicts these 
designations. 
 
As indicated in Table 3, the majority (83%) of the properties within the CR Area have a 
residential future land use.  Parks and Recreation, as well as Institutional and Public 
Facilities Future Land Use categories are tied for the second most common land use 
category in the CR Area, each consisting of approximately 5% and 10% respectively.  A 
small portion of land use is devoted to Industrial (3%). Land Uses in the CR Areas are 
shown in Figure 3. 
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Table 3. CRA Future Land Use 

Land Use Category Total Acreage Total % 

Low Density Residential 0-6 DU/AC 93.84 13% 

Low-Medium Density Residential 0-10 
DU/AC 

103.55 15% 

Medium Density Residential 0-15 DU/AC 56.53 8% 

Medium-High Density Residential 0-20 
DU/AC 

3.52 1% 

Community Mixed Use 14.66 2% 

Commercial 287.35 41% 

Parks and Recreation 12.85 2% 

Industrial 101.5 14% 

Institutional and Public Facilities 5.37 1% 

Conservation 24.36 3% 

  703.53 100% 

Source: Baljet Environmental, Inc., ILER PLANNING, 2008 
 
Figure 3. Future Land Use 
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The distribution of zoning throughout the CR Area is depicted on Figure 4 and 
summarized in Table 4 below. 
 
Similar to the future land use distribution, approximately 82% of the CR Area has a 
residential zoning designation.  The residential zoning primarily consists of single-family 
zoning districts, followed by medium and high-density zoning districts.  Industrially 
zoned properties combined comprise only 3% of the CR Area, while Community 
Facilities, including Recreation and Open Space and Public & Semi-Public, constitutes 
nearly 27% of zoning uses. 
 
Table 4. CRA Zoning  

Zoning Category Total 
Acreage 

Total 
% 

Residential Single Family (RS-3) 77.37 11% 

Residential Single Family (RS-4) 14.13 2% 

Residential Duplex (RD-1) 73.79 10% 

Res. Mobile Home/Recreation Vehicle (RT) 14.29 2% 

Residential Multi-Family (RM-15) 62.9 9% 

Neighborhood Commercial (C-1) 57.17 8% 

General Commercial (C-2) 167.86 24% 

Light Industrial (I) 185.43 26% 

Community Facility District (CF) 13.57 2% 

Estate Modified District (EU-M) (County 
Zoning) 

37.02 5% 

 
703.53 100% 

 Source: Baljet Environmental, Inc., Iler Planning, 2008 
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Figure 4. Zoning 
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Hispanic or Latino are the 
predominant racial group 

represented in the CR Area.  

V.  Assessment of Existing Conditions 

 
To meet the state definition of slum and blight and satisfy Miami-Dade Co�n��ǯ� analysis, 
a redevelopment area must meet two or more of the criteria established by the State 
Statutes. The previously approved CR Areas have already met state standards.  This 
assessment will also demonstrate two or more factors of slum and blight continue to 
persist in the CR Area as defined by Florida Statutes. 
 
Figure 5. Snapshot Comparison of Major Indicators 

 
Source: DATA USA, 2019 
 
A. Socio-Economic Conditions 

 
Figure 5 provides a snapshot of comparable socio-economic conditions between Florida 
City and Miami-Dade County using 2010 - 2017 U.S. Census data 
 
The CR Area is part of the Miami Dade Census Tract (CT) 113, Block Groups (BG) 4 and 
5; CT 114.02, BG 1 and BG 1001; and  CT 114.03, BG 1, 2, and 3. The block groups do not 
precisely match the CR Areas.  Therefore, CT 113, BG 4 and 5 include several parcels 
extending outside of the proposed northwest residential area and exclude a small 
number of parcels that are part of the northwest residential neighborhood.  However, 
the block groups do match the northwest area closely enough to provide a valid 
illustration of the conditions in the area. 
 
Since Census information is not always available at the block level, Census information 
for these areas has been provided at the block group level. 
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1. Race 
According to the 2017 estimates from the U.S. Census, the City is predominately 
comprised of Hispanic or Latino (51%), African Americans (46%), and White (4%).  
By comparison, Miami-Dade consist of Hispanic or Latino (69%), African Americans 
(16%), and White (13%) (see Tables 5 and 6). 
 
Table 5. Florida City Racial Mix  

 
Source: 2010 U.S. Census, DATAUSA, Iler Planning 2019 
 
Table 6. Racial Mix in Miami-Dade County 

 
Source: American Fact Finder, DATAUSA, Iler Planning, 2019 

2.  Education 
A striking socio-economic characteristic is the educational attainment of Florida 
Ci��ǯ� �e�iden��Ǥ Lo� ed�ca�ional a��ainmen� affec�� �he ���eǡ ��ali�� and longe�i�� 
of obtainable employment, and is therefore implicitly linked to high rates of poverty 
and unemployment.  Since a primary focus of a CRA is to ensure affordable housing 
to the residents within the CR Area, the Agency, when possible, should coordinate 

The poverty rate 
for Florida City is 
more than twice 
that of Miami-
Dade County. 
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Only 50% of adults in the 
Northwest Neighborhood 

have a high school diploma. 41% of residents in the CR 
Area continue to live at or 

below the poverty line. 

with other non-profits and agencies to provide education and job skills to the 
residents in the CR Area. With developed education and work skills in place, the 
Agency can address some of the underlying causes of slum and blight. Table 7 
illustrates comparable differences between various jurisdictions. 
 
Table 7. Educational Attainment  

 
At Least a Highschool Education  Bachelo�ǯ� Degree or Better 

 
Source: 2010 U.S. Census, Iler Planning, 2019 

 
Approximately 50% of adults (25 years in age or older) in the city do not have a high 
school diploma.  As noted above, educational attainment directly impacts employability, 
which then impacts poverty levels. This is illustrated by Table 8, below. 
 

3.  Poverty  
 
The residents in the CR Area are some of the poorest residents in the City and Miami-
Dade County. Based on Table 8, 41% of the population in the CR Area are living below 
the poverty level.  The economic distress in these neighborhoods is even more apparent 
when compared to the County and State level. 
 
Table 8. Residents Living Below Poverty Level 

 
Florida Miami-Dade 

County, Florida Florida City 

Poverty level 1999 13% 18% 38% 

Poverty level 2012 15.6% 19% 46% 

Poverty level 2017 15.5% 19% 41% 

2017 U.S. Census, Iler Planning, 2019 
 
   
 

Only 50% of Florida 
City residents have a 
high school 
education. 
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At the time the original CR Plan was adopted, the poverty rate for the City of Florida City 
was 36.8%, according to the 1990 U.S. Census. Census data a decade later showed a 
negative trend with a slightly higher percent of residents living in poverty (38%).  Above 
all other factors, the poverty in the CR Area is the strongest indicator of slum and blight 
and the need for redevelopment.  

4. Income Level  
 

Median household income is directly tied to the factors noted in Sections 1 and 2, above. 
Table 9 illustrates the stark contrast between the City, County, and State of Florida. 
 
Table 9. Median Household Income 

  Florida Miami-Dade 
County  

Florida City 

Median Household Income 
in 2000 

$38,819 $35,966 $18,777 

Median Household Income 
in 2010 

$47,661 $43,605 $25,132 

Median Household Income 
2017 

$50,883 $46,338 34,545 

Source: U.S. Census, Iler Planning, 2019 
 
Economic distress in the CR Area is evident when comparing the median income to the 
nearby area.  The median income in the CR Area continues to be well below the County 
median income and reinforces the need for additional work in the CR Area.   
 
These economic figures are strong indicators of slum and blight.  In 1990, the median 
household income for the City of Florida City was $20,567.  A decade later, the Census 
showed that despite regional growth and a major hurricane, the median income of 
households in the CR Area was approximately the same or less than they were in 1990. 
The picture is a bit better, based on the 2010 Census. Fortunately, household income is 
rising; though still considerably less than Miami-Dade County, the City has seen 37% 
growth from 2010.  

5.  Tenure 
Comparing the number of renters to homeowners can provide insight into the ability of 
the average person to acquire sufficient capital to purchase a home.  This is illustrated in 
Table 10. The residential neighborhoods of the CR Area lack normal neighborhood 
housing investment.  
 
Table 10. Occupancy by Tenure - 2017 

  
Florida Miami-Dade 

County  
Florida City 

Owner-occupied Units 65% 52% 26% 
Renter-occupied Units 35% 48% 74% 

2010 U.S. Census, Iler Planning, 2019 
 

The income levels of the residents in the CR Area make homeownership extremely 
difficult, contributing to the fact that 74% of the residents in the area are renting their 
home.  With such high rates of renters, housing values that rise faster than wages could 

Household income in 
Florida City is well 
below Miami-Dade 
County and the State 
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put many residents at risk of displacement. In addition, the high rental rate may be 
disrupting neighborhood/community development due to the instability that occurs as a 
result of renters regularly coming into and leaving the neighborhood. 
 

6.  Affordable Housing 
 

Flo�ida Ci��ǯ� Com��ehen�i�e Plan indicates that affordable housing is a major issue for 
the City. This is demonstrated by the substantial number of cost burdened households 
(households of moderate-income or less that spend more than 30% of their income for 
housing) as well as severely cost-burdened households (those households that spend 
more than 50% of their income for housing).  Table 11, prepared by the Shimberg Center 
for Affordable Housing at the University of Florida, projects increasing numbers of cost-
burdened and severely cost-burdened households in the City until 2020. The Shimberg 
Center estimates cost-burden households on a regular basis. 

 
Table 11. Cumulative Deficit of Affordable Occupied Units in Florida City 

Income Group 2005 2010 2015 2020 
Extremely Low 263 334 401 477 
Low 530 675 785 969 
Moderate 186 244 293 342 
Total 979 1253 1479 1788 

Source: Shimberg Affordable Housing Institute, University of Florida; Iler Planning,  
2007, Iler Planning, 2008 

  
The Shimbe�g Cen�e�ǯ� da�a �ho�� �ha� Flo�ida Ci�� ha� deficit of affordable housing 
units.   The cumulative deficit of affordable housing units for the City is projected to 
increase to 1,788 by 2020.   While this statistic is not available at a neighborhood level, 
the residential neighborhoods included in the CR Areaǡ gene�all� ho��e �he Ci��ǯ� most 
economically distressed residents.   With the percentage of incomes in the CR Area that 
are under $10,000, it is reasonable to expect that the residents in these neighborhoods 
are greatly affected by the lack of affordable housing. 

7.  Overcrowding 
Other housing statistics such as overcrowding are useful for demonstrating an 
a�eaǯ� de��e��ed condi�ion�Ǥ Table ͳʹ belo�ǡ �ho�� �ha� Flo�ida Ci��ǯ� ho��ing had 
an average of 4.29 persons per household. This compares to 3.07 persons per 
household for Miami-Dade County and 2.65 persons per household for the State of 
Florida. The Department of Housing and Urban Development considers persons per 
�oom ᦫ ͳ �o be o�e�c�o�dedǤ 
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Table 12. Persons per Household 

 
Source: 2010 U.S. Census, Iler Planning 2019 
 
Table 13 shows that 154 units, or 5% of all units, either use no fuel (heating a/c) or lack 
complete facilities. During the 2013 Ȃ 2017 period, Florida City had 414, or 14.9% of 
housing units having one or more people per room, more than twice that of Miami-Dade 
County (6%) and more than twice that of the State (6%). This is a strong are indicator of 
slum and blight in the CR Area. 
 
Table 13. Substandard Housing 

Substandard Housing, 2013-2017 5-Year Estimate  

Geography 

1.01 or 
More 
Persons 
per Room 

Share of 
Occupied 
Units 
(%) 

No Fuel 
Used 

Share of 
Occupied 
Units 
(%) 

Lacking 
Complete 
Facilities 

Share of 
Occupied 
Units 
(%) 

Lacking 
Complete 
Facilities 

Share of 
Occupied 
Units 
(%) 

Florida 
City 414 14.9 59 2.1 95 3 - - 

Miami-
Dade 

County 
52,820 6.2 41,694 4.9 9,172 1.1 - - 

Florida 7,510,882 3 140,378 4.9 70,397 1 - - 

Source: 2010 U.S. Census, Iler Planning 2019 
 

8. Housing Tenure 
Housing tenure is a well established indicator of the general condition of neighborhoods. 
Higher amounts of home ownership create more economically stable neighborhoods 
because owners have a direct interest in keeping their properties in good condition. 
Conversely, a higher percentage of renters indicates the likelihood that property 
maintenance would be limited. The neighborhood becomes unstable as a result of the 
frequent movement in and out of the neighborhood by renters.  
 
Table 14 (year 2013) and Table 15 (year 2017) show levels of homeownership for 
various units of government.  
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Table 14. Owner v. Renter - 2013  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: 2010 U.S. Census, Iler Planning, 2019 
 
Table 15. Owner v. Renter - 2017 

 
Source: U.S. Census, DATAUSA, Iler Planning, 2019 
 
As indicated by the tables, ownership actually dropped by approximately five percent 
(5%) between 2013 and 2017. As a comparison, Miami-Dade Co�n��ǯ� homeo�ne��hi� 
also dropped approximately two percent (2%) during the same period. Homeownership 
was highest in 1990, prior to Hurricane Andrew, at 45%, and has continued to decline. 
The effects of the hurricane had a tremendous effect on homeownership. This was 
compounded by the real estate crash of 2008, which created an even more precipitous 
drop than Hurricane Andrew (Table 16). 

Homeownership 
was at 25% (in 
2017) which is 20% 
less than before 
Hurricane Andrew. 
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Table 16. Homeownership 1990 and 2013-2017 (5-year estimates) 

Homeownership Rate (%), 1990 through 2013-2017 5-Year Estimates 

Geography 1990 2000 2010 2013-2017 
(5-Year Estimates) 

Florida City 45 39 30 26 

Source: Florida Housing Data Clearinghouse, Iler Planning, 2019 
 

9. Housing Cost Burden 
HUD defines cost-b��dened familie� a� �ho�e ǲ�ho �a� mo�e �han ͵Ͳ �e�cen� of �hei� 
income fo� ho��ingǳ and ǲma� ha�e diffic�l�� affo�ding nece��i�ie� ��ch a� foodǡ clo�hingǡ 
��an��o��a�ionǡ and medical ca�eǤǳ Se�e�e �en� b��den i� defined a� �a�ing mo�e �han 50 
�e�cen� of oneǯ� income on �en�Ǥ 
 
The severe housing cost burden for both owners and renters exacerbates the ability of 
neighborhoods to create a stable, healthy environment. The Tables 17-19 describe the 
housing cost burden of Florida City residents. The cost burden is broken down by AMI, 
(area median income), on several levels. The tables illustrate that the cost burden is 
highest for the lower income residents and becomes lower towards the top of the 
income range, as would be expected. 
 
A study by Freddie Mac in June 2019, shows that affordability issues continue to have 
profound impacts on homeowners and renters Ȅ with more than half of Americans 
making spending or housing changes to afford their monthly housing payment. For 
younger generations, the costs of childcare and student loans are key factors affecting 
housing decisions. Of particular concern is the number of renters and owners who 
indicated they had to move because of unaffordable housing. 
 
Table 17. All Households Cost Burden 

All Households, Cost Burden by Income, 2016 Estimate (Summary)  

  Housing Cost Burden  

Geography Household Income 30% or less 30.1-50% 
More than 

50% 
Florida City 30% AMI or less 203 137 1029 
Florida City 30.1-50% AMI 142 713 288 
Florida City 50.1-80% AMI 465 257 79 
Florida City 80.1-120% AM 286   

Florida City more than 120% 
AMI 303   

Source: Florida Housing Data Clearinghouse, Shimberg Center for Housing Studies, 2019 
 
The percent of Florida City households with incomes below 80% of the AMI (area 
median income) paying more than 50% toward housing costs is nearly 50%, while the 
percentage across Miami-Dade County, for the same income levels is 29%. The effect of 
paying so much for housing costs directly burdens not only the household but the 
community as well. As noted above, households that are severely burdened will look for 
a cheaper place to live creating greater instability within the community. The results of 
greater instability can be found in the sections on Public Safety and Code Enforcement, 
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where high rates of both crime and code violations are a symptom of high housing costs 
for people of limited means.  
 
Table 18. Owner-Occupied Cost Burden 

Owner-Occupied Households, Cost Burden by Income, 2016 Estimate (Summary) 

Housing Cost Burden 

Geography Household 
Income 30% or less 30.1-50% More than 50% 

Florida City 30% AMI or less 27 - 277 
Florida City 30.1-50% AMI 105 183 7 
Florida City 50.1-80% AMI 94 108 27 
Florida City 80.1-120% AM 149 - - 
Florida City more than 

120% AMI 218 - - 

Source: Florida Housing Data Clearinghouse, Shimberg Center for Housing Studies, 2019 
 
 
Table 19. Renter-Occupied Cost Burden 

Renter Households, Cost Burden by Income, 2016 Estimate (Summary) 

Housing Cost Burden 
Geography Household 

Income 30% or less 30.1-50% More than 50% 

Florida City 30% AMI or 
less 176 137 752 

Florida City 30.1-50% AMI 37 530 281 
Florida City 50.1-80% AMI 371 149 52 
Florida City 80.1-120% AM 137 - - 
Florida City more than 

120% AMI 85 - - 

Source: Florida Housing Data Clearinghouse, Shimberg Center for Housing Studies, 2019 
 

10. Vacancy  
 
Vacant land attracts dumping, criminal activity, and commonly contains overgrowth, 
contamination, vermin, and toxic chemicals.  The appearance of these conditions can 
both decrease property values and increase health risks.  High vacancy rates and 
abandoned lots lie in the midst of most economically depressed neighborhoods and pose 
a barrier to the redevelopment of land.  Decreasing the levels of vacancy will increase 
the tax base of the area and contribute to economic vitality and an increased quality of 
life for City residents.  The CR Area has been highlighted on the Vacant Land map from 
�he Ci��ǯ� Com��ehen�i�e Plan and i� incl�ded a� Fig��e 6. While there are some large 
vacant areas that may be utilized for large developments, the majority of the vacancies 
in the CR Area are scattered lots throughout the area.  There are approximately 16 acres 
of vacant scattered lots throughout the CR Area.    
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The 2010 U.S. Census data indicates that of the 1,034 housing units within the northwest 
neighborhood, 18% of those units are vacant.  This rate of vacancy is much higher than 
that of the County and State, which have an 8.8% vacancy rate and a 13% vacancy rate 
respectively. The vacancy rate of the northwest neighborhood is also much higher than 
the City-wide vacancy rate of 11.6%.  
 
Figure 6. Vacant Land 

 
 
 
B. Site and Structure Deterioration 
 
An analysis of the existing site and structural conditions has been conducted. The 
analysis is based on field inspections, 2010 UǤSǤ Cen��� Da�aǡ �he Cen��� B��ea�ǯ� 
American Community Survey, Florida Housing Clearinghouse, Shimberg Center, DATA 
USAǡ and f�om �he Ci��ǯ� Code Enfo�cemen� and Police De�a��men��Ǥ  
 
During the years 2017 Ȃ 2019 there were 446 code violations written within the City, of 
these 327 were written for properties within the CR Area. The CR Area, therefor, 
accounted for 72% of all cases.  
 
The Police Department provided crime statistics for the years 2006 Ȃ 2019. However, 
using comparable years as was the case for code enforcement (2017 Ȃ 2019), records 
indicate a total of 3,877 reported crimes within the CR Area.  
 
The conditions present in the CR Area demonstrate deteriorating structures and sites, 
includes the high vacancy rate, faulty lot lay out, diversity of ownership, extensive code 
enforcement violations and high rates of crime, all of which are prerequisites for 
establishing a CRA. Photos of the deteriorating site conditions are graphically shown in 
Section V.B.6. 
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 There are 604 different 
owners of property within the 

CR Area.  

1. Code Violations 
 
Code enforcement violations provide further evidence of the physical and visual 
de�e�io�a�ion of �he a�eaǤ Da�a f�om �he Ci��ǯ� Code Enfo�cemen� indica�e� �ha� �he�e 
have been 327 violations on properties in the CR Areas between January 2017 and 
December 2019. This represents 72% of all violations in the City.  
 
The volume of Code Enforcement violations reflects the deteriorating physical condition 
of the area and contributed to the disinvestment in the area.  In addition to the Code 
Enforcement violations, a visual survey of the area clearly points to an abundance of 
junk, trash and debris in the area. Photographs of conditions in various locations are 
found in Section V.B.6. 
 

2. Faulty Lot Lay-Out  
 

Properties with an RS-3 (Single Family) or RD-1 (Duplex) zoning category, make up the 
majority of the residential parcels in the CR Area.  The Land Development Code requires 
a minimum lot size of 7,500 square feet in both the RS-3 and RD-1 zoning districts.  Of 
the 489 occupied single-family homes and duplexes within the CR Area, the Property 
A���ai�e�ǯ� data reveals that only 156 (approximately 32%) of those homes are on lots 
that meet the minimum size required by the Land Development Code.  Lots that do not 
meet the minimum lot size are considered non-conforming, thereby making the 
development of those lots very difficult.   
 
Lo� �i�e i� no� a� �ignifican� of an i���e fo� �he comme�cial lo��ǡ a� �he Ci��ǯ� land 
development code only requires a minimum lot size of 5,000 square feet in the 
commercial zoning districts.  While most of the commercial properties in the CR Area do 
meet the required lot size, it should be noted that a 5,000 square foot lot is an extremely 
small lot, making it difficult to develop a lot of that size and still meet the required site 
improvements such as landscaping and parking.  Even if a property meets the required 
minimum lot size, a developer may have to combine multiple parcels to develop even a 
modern retail store.  A 10,000 square foot property is a lot size that is more conducive to 
commercial development, in Florida City. Of the commercial lots in the CR Area, only 
42% are greater than 10,000 square feet.  
 
Small lot size is a factor contributing to the lack of development in the proposed CR 
Area.  A component of the CR Plan may be to purchase or encourage private owners to 
purchase vacant lots adjacent to substandard lots, in order to create a lot that has 
sufficient room for development. 

3.  Diversity of Ownership 
 
A high variation, or diversity, of property owners within an area, creates a barrier to 
development by increasing the difficulty for investors to assemble properties.  Analysis 
of the information provided by the Miami-Dade P�o�e��� A���ai�e�ǯ� Office �e�eal� �ha� 
out of the 803 parcels located in the CR Area, there are a total of 604 different owners. 
The average lot size within the area is approximately .25 acres.  From this information, it 
is evident that the area is characterized by small lots owned by a wide array of owners. 
Diversity in ownership, coupled with small lot size, poses an impediment to 
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redevelopment and is a factor contributing to the lack of investment throughout the CR 
Area.  

4.  Public Safety  
 
The Ci��ǯ� Police De�a��men� ��o�ided c�ime info�ma�ion fo� �he CRAǤ Be��een ʹͲͳ -
2019, a total of 3,877 crimes were reported within the CR Area.  Of the crimes in the CR 
Area, the majority were either crimes of opportunity, such as burglary or theft; violent 
crimes such as battery and assault; or drug related activity.  A focus of the 
redevelopment strategy for this area will be to ameliorate safety concerns by combating 
crime within the CR Area.  With special consideration for the health, safety and welfare 
of the children residing in Florida City, continuing the efforts of the CR Agency will allow 
additional residents to benefit from the existing community policing programs that help 
to promote a safe, clean and inviting area for shoppers, residents and investors. 
 

5. Environmental Conditions  
 
Another indicator of slum and blight is the presence or perception of contamination. A 
brownfield site is any real property where the expansion, redevelopment or reuse is 
complicated by actual or perceived environmental contamination. While these 
properties have an enormous potential for economic development, they may fail to 
attract the private market because of the perceived liability associated with brownfield 
sites and the potential cost involved in the cleanup.  What makes brownfields important 
to recognize as part of a redevelopment program is that they are real property, the 
expansion, redevelopment, or reuse of which may be complicated by the presence, 
potential presence or the perception of a hazardous substance, pollutant, or 
contaminant. Cleaning up and reinvesting in these properties protects the environment, 
reduces blight, and takes development pressures off green spaces and working lands. 
  
The primary goals of Florida's Brownfields Redevelopment Act (Ch. 97-277, Laws of 
Florida, codified at ss. 376.77-.85, F.S.) are to reduce health and environmental hazards 
on existing commercial and industrial sites that are abandoned or underused due to 
these hazards and create financial and regulatory incentives to encourage 
redevelopment and voluntary cleanup of contaminated properties. A 'brownfield area' 
means a contiguous area of one or more brownfield sites, some of which may not be 
contaminated, that has been designated as such by a local government resolution. Such 
areas may include all or portions of community redevelopment areas, enterprise zones, 
empowerment zones, other such designated economically deprived communities and 
areas, and Environmental Protection Agency (EPA) designated brownfield pilot projects. 
This layer provides a polygon representation of the boundaries of these designated 
Brownfield Areas in Florida. 
 
Florida City is in the process of designating the CR Area a Brownfield site, and while the 
City currently does not have any designated brownfields within the city, there are 
several locations where the perception of contamination is evident. In addition, there 
are several locations throughout the city that are either being monitored by Florida DEP, 
or in the process of being cleaned-up.  
 
As Figures 7 Ȃ 10 show, various locations throughout the City and CR Area are either 
being monitored, cleaned, or tracked for existing or potential contamination.  These 
conditions have a debilitating effect on redevelopment, either because of the cost of 
clean-up for current owners and potential buyers; or the perception of the cost of clean-
up for potential buyers or developers. 
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Figure 7. Petroleum Contamination Monitoring (PCTS) Discharges 

 
Source: Florida DEP, 2019 
 
 
Figure 8. Compliance and Enforcement Tracking for Hazardous Facilities 

 
 
Source: Florida DEP, 2019 
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Figure 9. Florida DEP Cleanup Sites 

 
Source: Florida DEP, 2019 
 
 
 
Figure 10. Storage Tank Contamination Monitoring 
 

 
Source: Florida DEP, 2019 
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6.  Images of Conditions 
The following images from throughout the CR Area chronicle the current conditions of 
slum and blight, including:  
 
x Vacant land 
x Deteriorating site or other improvements 
x Conditions that endanger life or property 
x Unsanitary or unsafe conditions 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

 
 
 
 
 
 

 
 
 
Source: Iler Planning, 2020 

CR Area 
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Source: Iler Planning, 2020 

CR Area 
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VI. Tax Increment Financing Collections 
and Projections 

The CRAǯ� ��ima�� �e�en�e �o��ce i� gene�a�ed �h�o�gh Ta� Inc�emen� Financing (TIF) 
as defined in Chapter 163.387 F.S. The TIF mechanism freezes the base year taxable 
value and ad valorem collected above the base year (95% of increase) is put into a trust 
fund, as required by Florida Statutes. 
 
In Florida City, the base year was 1994 and for the expansion areas, approved 10 years 
ago, the base year is 2009. As improvements are made to the property in the 
redevelopment area, the taxable value of surrounding properties generally goes up, thus 
more tax increment and funding for new projects and programs. The City and County 
contribute to the trust fund each year, both at a determined percentage of the increase 
in taxable value. 
 
A. Projecting TIF Revenues: How TIF Works 
 
Annual TIF revenue contributions from both the City and County are determined using 
the formula established in Florida Statutes: 
 
Figure 11. Tax Increment Financing Formula 

TAX INCREMENT FINANCING FORMULA 

CURRENT 
YEAR 

TOTAL 
TAXABLE 

VALUE 2008 

- 
BASE YEAR 

TOTAL 
TAXABLE 

VALUE 
(1995) 

X 

COUNTY 
UMSA & CITY 

TAX 
(MILLAGE) 

X 95% ANNUAL CRA 
TIF REVENUE 

Financial flexibility is critical and will allow the CRA to be opportunistic when a grant is 
�ne��ec�edl� �ecei�ed andȀo� ��o�o�al� ǲ�alk �h�o�gh �he doo�ǳ �ha� ma� no� fi� �he 
policy and implementation elements of the CR Plan. Table 21 depicts collection of tax 
increments from inception 2008 to 2020.  
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Table 20. Tax Increment City/County 2008 - 2020 
 

Fiscal Year * City County Total 
2008-2009  $ 1,867,097   $    1,164,404   $     3,031,501  
2009-2010  $ 1,616,379   $     1,049,095   $     2,665,474  
2010-2011  $ 1,335,543   $         933,990   $     2,269,533  
2011-2012  $ 1,045,318   $         647,286   $     1,692,604  
2012-2013  $ 1,093,526   $         653,103   $     1,746,629  
2013-2014  $ 1,043,481   $         647,598   $     1,691,079  
2014-2015  $      969,326   $         596,022   $     1,565,348  
2015-2016  $   1,012,003   $         662,824   $     1,674,827  
2016-2017  $   1,142,072   $         741,746   $     1,883,818  
2017-2018  $   1,108,901   $         720,188   $     1,829,089  
2018-2019  $ 1,222,832   $         794,181   $     2,017,013  
2019-2020  $   1,325,116   $         860,612   $     2,185,728  
TOTAL  $ 14,781,594   $     9,471,049   $ 24,252,643  

Source: Miami-Dade County 

B. Tax Increment Projections 
 
The following Table 22 illustrates projections of tax increment collections through 2028. 
The table begins at the CR Agency base year (1994) taxable values and projects a 2% 
increase in years 2018 Ȃ 2028. 
 

 
Table 21. Tax Increment Projections 
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VII.  Major Projects and Programs 

 
A. Past Programs and Projects  
 
The Florida City Community Redevelopment Agency (CRA) was created in 1996 and 
completed its 23rd full year of operation in FY 2017-18. The CRA continued to facilitate 
a number of private development projects in the Community Redevelopment Area (CR 
Area) in the current year. The CRA also continued the on-going series of neighborhood 
streetscapes. The streets in and around the Coral Bay Manor Subdivision in the CR Area 
are 100% complete. Phase 1, Phase 2, and Phase 3 of the streetscapes in the 
Northwestern part of the CR Area began in FY 2010-11 are also complete. Except for two 
blocks near the Snake Pit, all of the streets in the 80-block area bordered by NW 6th Ave, 
Redland Road, Lucy Street, and Davis Parkway are completed. Construction is complete 
on the SW 1st Street Streetscape.  
 
The CRA began streetscapes on NW 1st Street, and NW 2nd Street in FY 2017-18. 
Streetscapes will begin on the NW 7th to 9th Avenue corridors south of NW 2nd Street 
in 2018-19, and design has begun for four streetscape projects in the area encompassed 
by the Busway, Lucy Street, NW 6th Avenue, and Davis Parkway.  
 
Projects and programs budgeted and/or completed for 2018-2019 FY. 
 
Operating Expenditures total $4,393,403 including: 
 
$2,224,000 for infrastructure improvements that include 
 
o NW 1st Street Streetscape and NW 2nd Streetscapes project ($1,200,000) 
o Lucy Street Parking Lot ($324,000) 
o NW 8th & 9th Avenue Drainage Streetscape Projects ($300,000) 
o NW 5th Avenue & 5th Court Streetscape Project ($400,000) 
 
$850,000 for land and building acquisitions that include: 
 
o Lucy Street Parcels Acquisition by Eminent Domain ($650,000) 
o P�o�e��� and �acan� lo� ac��i�i�ion in �he ǲSnake Pi�ǳ a�ea and 
 
Northwest Neighborhood ($150,000) 
o Demolition of houses and tenant relocation ($50,000) 
 
$300,000 for community policing to pay for three police officers that provide enhanced 
patrol services in the Area; 
 
$714,000 for contractual services associated with infrastructure and building projects 
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that include architectural, engineering, and survey professionals; realtor and appraisals 
services to assist in the acquisition of foreclosed and abandoned properties; and a grant 
writer to assist the Agency in obtaining grants; 
 
$100,000 for housing assistance projects in partnership with Rebuilding Together on 20 
owner occupied houses. 
 
 
B. Constraint and Opportunities 
 
Figure 12 illustrates the location of the CR Area sub-areas. Refer to this map in 
relation to opportunities and constraints in the following section. 
 
Figure 12. CR Agency Sub-Areas 

 
Source: Iler Planning, 2009, 2020 

1. Northwest and North Central Neighborhood Sub-
Areas 

CONSTRAINTS 
x Deteriorating and dilapidated structures  
x Rampant poverty in the neighborhood  
x Low income level 
x Sub-standard size lots & diversity of ownership  
x Lack of education and workforce skills 
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OPPORTUNITIES 
x "Snake Pit" area 

redevelopment  
x Redevelop "shotgun 

houses" NW 15th Street 
x Lucy Street, east of NW 3rd Avenue 
x Arthur Vining Davis Parkway (SW 336th Street) 

2. Main Street Florida City Sub-Area 
 

CONSTRAINTS 
x Underutilized buildings Lack of restaurants 
x Poor visual quality along portions of Palm Drive Mainstreet Illegal parking in 

the public right-of-way 
x Small lots not conducive to modern retail standards 
x 2-lane section of Palm Drive creates traffic congestion 
x Excessive trash on vacant lots and road rights-of-way 
x Intermittent sidewalks on Palm Drive west of 6th Avenue 

 
OPPORTUNITIES 
x City Hall 
x Proximity to the busway, and bicycle and pedestrian routes 
x High level of tourist traffic to and from Everglades National Park 

Inaccessible pineland environmental site on Palm Drive 
x Façade renovation 

 

3. Community Commercial Center Sub-Area 
 

CONSTRAINTS 
x Large Farmers' Market site is significantly underutilized Some buildings are 

dilapidated and/or in poor condition  
x Lack of sidewalks on east Davis Parkway and Krome Avenue  
x Illegal signage 
x Excessive trash on vacant lots and road rights-of-way 

 
OPPORTUNITIES 
x Krome Avenue and U.S 1 provide regional and state-wide connections 
x High traffic volumes 
x Extensive vacant land on Krome Avenue 
x High level of commercial development interest Façade renovation 
x Redevelopment of the City's Camper site 
x Krome Avenue is popular motorcycle travel route 

 

4. Tourist Corridor Sub-Area 
 
CONSTRAINTS 
x Large parcels of vacant property  
x Poor access to interior parcels  
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x Illegal signage 
x Wetland areas in the interior may hinder development 
x Excessive trash on vacant lots and road rights-of-way 
x Excessive interest in development of gas/convenience stores and storage 
 

OPPORTUNITIES 
x Easy access to the nearby Florida Keys Outlet Center.  
x Florida Turnpike brings very high tourist-oriented traffic  
x High level of commercial development interest 
x Close proximity to the Homestead Air Reserve Base and Motorsports 

Park 
x U. S. 1 is only route to the Florida Keys 
 

C. Proposed Projects and Programs 
 
This CR Plan is designed to be flexible and provide a holistic program of financial and 
technical tools. Each program is intended to be part of a "toolbox of programs" that 
the CRA may utilize to meet the CRA's goal to develop the tax base, create jobs, and 
enhance the health and vitality of the neighborhoods and businesses. These 
programs are intended to encourage reinvestment, guide redevelopment activities 
and assist private sector development projects. The CR Plan is an evolving 
document and it is anticipated that both the programs and related elements will be 
updated every five years to ensure that the assistance the CRA is providing, 
continues to meet the redevelopment needs of the area. 

1. Business Assistance 
The CRA has a number of available incentives designed to foster business and 
developer investment. These programs are aimed at successful business expansion, 
relocation and start-up opportunities in the CR Area. The following planning tools 
will encourage business development and job creation in the CR · Area. 
 
Commercial and Industrial Façade Program 
 
The CRA adopted a Commercial and Industrial Building Façade Program in FY 2007-
08 to assist building owners within the CR Area to upgrade the appearance of their 
buildings and serve as the building block for the ongoing revival of the commercial 
and industrial corridors. The Façade Program is a powerful tool to make building 
restoration financially feasible for property owners. Restored storefronts can 
improve the vitality of neighborhoods which in turn attracts investors, tenants and 
shoppers. The Program may be utilized by any property owner, however major 
commercial corridors such as Lucy Street, Krome Avenue and Palm Drive are high 
priorities. The goal of the program is to upgrade the CRA corridors by improving a 
number of buildings and investing money in a way that will create an inviting and 
exciting commercial and industrial district. 

The first area addressed was the industrial area around NW 12 th Street and NW 3 
rd Avenue. The owners of the industrial buildings in this area have been anxious to 
rework the appearance of their structures. Several new industrial buildings have 
been constructed in the City outside the CR Area in the past several years and the 
owners of the older buildings in the CR Area are at a competitive disadvantage. The 
building owners near NW 12th Street realized that they must improve the 
appearance of their buildings, or the best tenants will seek quarters elsewhere. 
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Combining the façade improvements with the streetscape improvements on NW 
12th Street and NW 3rd Avenue has changed the face of the whole area. Of the 
sixteen industrial buildings in the industrial area, fourteen owners have upgraded 
the appearance of their buildings through the façade program in the past ten 
years. The façade rehabilitation project was originally budgeted for $30,000 in FY 
2017-18. No industrial buildings were addressed with CRA funds in FY 2017-18. 
 
Signage Assistance Program 

 
Signage can significantly impact the perception of business corridors. As noted in 
the Existing Conditions section, signage throughout the various corridors of the CRA 
is uncoordinated, unattractive and difficult to read, thereby contributing to 
significant negative visual impact in the CRA. There is also a substantial amount of 
illegal signage. Well-designed signage is essential in defining the presence, quality 
and type of businesses. In order to reduce "sign clutter" and help defray the costs 
associated with creating clear, attractive and consistent signage, the CRA may 
provide small matching grants to business owners wishing to invest in new signage 
for businesses that front a public right-of-way. Priority funding will be given to 
businesses located along major corridors such as Palm Drive, Lucy Street, U.S. 1 and 
Krome Avenue. All signage must conform to the City's Sign Ordinance. 

 
Small Business Capital 
 
The City is already aware of a significant number of existing businesses and 
entrepreneurs that desire to pursue enterprises in the CR Area. These businesses 
will require capital resources in order to start-up and/or expand. These resources 
may not normally be available to small businesses through the traditional 
commercial lending institutions, and the CRA may therefore, act as a clearinghouse 
for potential clients needing business capital. The CRA may actively partner with 
agencies such as the Beacon Council, Vision Council, Miami Dade Office of 
Community and Economic Development (OCED), Homestead/Florida City Chamber 
of Commerce and the U.S. Small Business Administration. The CRA staff may help 
business to access available resources. The CRA may also assist businesses to 
market unique products and services that promote the area as a whole, in addition 
to specific businesses. 
 
Commercial Building Improvement Grant Program 
 
Many small businesses fail each year, and many outgrow their current location. Both 
of these situations create vacancies in commercial and retail buildings for other 
business to inhabit. The problem many of these potential tenants have is the 
inability to fund the remodeling cost of the space they would prefer to occupy. To 
assist in filling some of these vacant spaces and the business' desire to inhabit those 
spaces, the CRA developed this program in FY 2009-2010 to help potential tenants 
be able to afford to build out the shopping center and other commercial spaces and 
make them ready for occupancy. The CRA budgeted $30,000 for this activity in FY 
2017-18. Under this program, the CRA will pay for up to 50% of the cost with a 
maximum expenditure of $10,000. The building owner is also required to 
contribute. The budget was amended to $10,000. During FY 2017-18, one business 
was able to take advantage of the program. 

69



Assessment of Need for Agency Time Extension 
 

41 
 
 Florida City Community Redevelopment Agency Ȃ 3.9.20 

2. Neighborhood Reinvestment 
Although the City's housing stock has been upgraded significantly in recent years, 
there are still areas in need of rehabilitation. Deteriorating housing conditions have 
been noted by the Building Department's analysis of the housing stock. 
 

Additionally, Census data indicates that the Northwest and North Central 
Neighborhoods are dominated by a rental market and a large percentage of the 
housing is occupied by more than one person per room, a common indicator of 
overcrowding. Almost 50% of the population within this neighborhood is living 
below the poverty level. The CRA has a number of programs intended to address 
the immediate housing needs. 

 
Neighborhood Infill 
 
This program will target feasible infill housing projects to enhance affordable 
housing and homeownership in the CRA's neighborhoods. The CRA may identify 
vacant lots and units within the CR Area for this program and recruit local builders to 
construct new homes. The CRA may assist with the infill of neighborhoods by 
assembling properties that are too small for new construction. The combined non-
conforming lots will create a buildable lot that has sufficient room for development. 
New housing is to be energy- efficient, affordable and compatible with the existing 
neighborhood. Many CRA residential areas are in close proximity to commercial and 
industrial areas, and adequate buffering and traffic control must be provided to 
protect the tranquility of the neighborhoods. 
 
There are many lots within the Northwest and North Central Neighborhoods that 
have remained vacant since the structures on those lots were destroyed by 
Hurricane Andrew in 1992. The infill program will primarily focus on acquisition of 
property and construction of new homes in this critical area. 

 
During FY 2017-18, the CRA sold eleven of its infill lots for affordable housing and the 
City sold two infill parcels all within the CR Area. The infill builders are going to build 
multi-family housing on each lot. 
 
Housing Rehabilitation 
 
The CRA has adopted the City's Housing Assistance Plan which allows public funds to 
be used towards the rehabilitation of privately-owned homes. The appearance and 
integrity of residential neighborhoods within the CR Area is critical to the program's 
success. Accordingly, the CRA may provide a combination of grants and loans to 
residential property owners for the rehabilitation of their homes. The CRA will 
annually fund a Housing Rehabilitation Program to continue to address substandard 
housing. Funds will also be used as a match for any housing rehabilitation grant 
funding secured from County, State and/or Federal funding sources. The Housing 
Rehabilitation Program may also pay for sewer hookups and laterals for qualifying 
low-income families. 

 
In recent years, the CRA and City have partnered with Rebuilding Together Miami-
Dade, Inc, a non-profit that is part of AmeriCorps. In 2016, the non-profit, with City 
and CRA financial assistance, rehabilitated 20 units owned by seniors, older 
veterans, and low-income families. It was a very successful project. The CRA/City 
and Rebuilding Together Miami-Dade are working together again in 2019. The non-
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profit will secure commitments from vendors and merchants for donated materials 
and use local volunteers, including students, to do most of the non-licensed work 
(painting, landscaping, clean up, minor carpentry, etc.) This work would be done 
under the supervision of a licensed general contractor who works for Rebuild 
America. They use licensed professionals for such work as roofing, electrical, and 
plumbing. For the 2019 project, they anticipate that the value of donated material 
and labor will be between $250,000 and $300,000 and have requested a financial 
pledge of $100,000 to help pay for the things that they cannot get 100% donated. 
The CRA will fund repairs for those homes within the CR Area and the City funds for 
those outside the CR Area would come from the past repayment of HOME loans. The 
CRA budgeted $100,000 for this anticipated project. 
 
Sewer Line Hookup 
 
Over the past decade, the City has completed a sewer line replacement program in 
most of the oldest neighborhoods in the City. During this process, a number of 
homes were identified that were not connected to the wastewater collection system. 
Some of these homes are within the CR Area and, are occupied by low- and 
moderate-income residents. The CRA may undertake a program to assist in funding 
the connection of these low-income households to the wastewater treatment system 
and abandoning the on-site septic systems. 
 
The CRA will continue coordinating with the City's consultant for a Revolving Loan 
application to the Florida Department of Environmental Protection. The loan will 
pay for repairs and upgrades to the sanitary sewer system required by Miami Dade 
County as part of its settlement with USDEP. Many of the repairs will be within the 
Community Redevelopment Area. The amount sought from FDEP is $7,585,189. The 
City has been approved for the engineering portion of the project as well as 
construction on several projects for which the City has already completed the 
engineering with its own funds. 
 
Paint Up/Fix Up 
 
A number of single-family and multi-family units are in poor physical condition. A 
Paint Up/Fix Up Program may be implemented to enable residents and property 
owners to secure small grants and loans to paint and repair the exteriors and 
grounds of residential buildings. 

3. Land Acquisition 
The CRA will consider acquisition of properties for the purpose of land assembly 
when it is perceived to be the best redevelopment option and an advantageous 
development opportunity. CRA funding may be used to acquire residential, 
commercial or industrial properties. Sites with high redevelopment potential could 
be considered for acquisition and preparation of Requests for Proposals (RFPs) to 
stimulate redevelopment interest. In addition, the CRA may acquire any real 
property when it is deemed necessary to eliminate unsanitary and/or unsafe 
conditions, or as otherwise needed to remove or to prevent the spread of blight. 

 
There are several areas within the CR Area where revitalization may require 
acquisition and demolition of all structures. The CRA will develop a property 
acquisition strategy for these areas and with County approval, begin to acquire 
and demolish properties as needed. The CRA may also pay for related costs, 
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including but not limited to, site clearance, demolition and repairs. 

4. Public Improvements 
The CRA may continue to support development in the area by funding public 
improvements when necessary. The public improvement program will entail 
new construction and/or rehabilitation of deteriorated/dilapidated public 
infrastructure, facilities and related amenities, and beautification efforts. The CRA 
public improvement programs are detailed below: 
 
Public Infrastructure Assistance Program 
 
The CRA may continue to fund infrastructure upgrades when needed to assist new 
and expanding businesses within the CR Area. Previous CRA infrastructure 
improvements have driven the substantial growth of the commercial tax base and 
tax revenues generated that are available to fund additional projects, especially in 
the Expansion Areas. The CRA may continue to help fund infrastructure such as 
water, sewer and drainage for qualifying private development projects as they 
occur. In addition, identified public utility needs will also be addressed. 
 
Streetscape Improvements 

 
The CRA provides streetscape improvements to create welcoming and attractive 
commercial and residential corridors. These amenities could include, but are not 
limited to pavers, benches, shade trees, landscaping, bicycle racks, gazebos, lighting, 
signage, trash receptacles and other aesthetic improvements. The CRA has made a 
substantial number of streetscape improvements, especially in neighborhoods south 
of Lucy Street and east of Krome Avenue and will continue this program. 
 
The CRA is currently involved with a streetscape project in the southwest section of 
the City. It is a continuation of the on-going streetscape projects throughout the CRA 
begun in 2010 and is the first to be done in the SW Neighborhood. The project bid 
out in January of 2016. The streetscape includes new street paving, sidewalks, curb 
and gutters, drainage, and landscaping. The project was finished in early 2018, and 
the cost for FY 2017-18 is projected to be $315,000. The City participated in the 
project with CITT funds in the amount of $729,645. 

The CRA is also implementing streetscape improvements along NW 1 st and 2nd 
Streets. The project was bid out in September of 2017. The streetscape includes new 
street paving, sidewalks, curb and gutters, drainage, and landscaping on NW 1st and 
2nd Streets between NW 3rd Avenue and NW 7th Avenue. The project will be finished 
in FY 2018-19, and the cost for FY 2018-19 is projected to be $574,000. 
 
Planned streetscape projects include the following: 

Ȉ Davis Parkway/NW 6th Avenue/Lucy Street/ NW 4th Avenue 
Ȉ Davis Parkway from the Busway to NW 6th Avenue 
Ȉ NW 3rd Avenue from NW 2nd Street to Davis Parkway 
Ȉ NW 3rd Street from NW 2nd Avenue to Redland Road plus NW 2nd Avenue 
Ȉ NW 4th Street from NW 2nd Avenue to NW 6th Avenue 
Ȉ NW 5th Avenue from NW 2nd Street to Davis Parkway 
Ȉ NW 6 th Avenue from NW 2nd Street to Davis Parkway 
Ȉ NW 3rd Terrace from NW 6 th Avenue to Redland Road 
Ȉ NW 7th Avenue from NW 2nd Street to Davis Parkway 
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Ȉ NW 8 th Avenue from NW 2nd Street to Davis Parkway 
Ȉ NW 9 th Avenue from NW 2ND Street to NW 3rd Terrace 
Ȉ NW 5 th Street and NW 6 th Street from NW 6 th Avenue to NW 8 th Avenue 
Ȉ Walker's Cove 
Ȉ Davis Parkway between the Busway and Redland Road 
 
Parks and Recreation 
 
Though there are few tracts of land in the northwest and north central 
neighborhoods that are large enough for creation of a major park, the CRA may 
endeavor to acquire and construct one or more pocket parks in the neighborhood. 
The parks may be active or passive, depending on community need. With 
consideration for the health, safety and welfare of those residing in the general 
vicinity, the parks will provide a valuable amenity to the neighborhood and improve 
the appearance of the area. Pocket parks may also be considered in the commercial 
areas where appropriate. 
 
The CRA coordinated the submission of a $750,000 State of Florida Small Cities 
CDBG Neighborhood Revitalization grant application part of which will be used for 
improved parking for Loren Roberts Park. The application ranked high enough to be 
fundable and the contract has been completed. Though project will likely be bid out 
before the end of FY 2018-19, most of the grant funds will be expended in FY 2019-
20. 
 
The CRA has begun the process of developing a linear park on NW 3 rd Avenue. In FY 
2016-17, the County donated a small sliver of the site to the City. The City now owns 
a little over half of the property and the CRA will acquire the remaining one parcel 
over the next several years. The CRA is asking the owner to donate the parcel. The 
CRA has been spreading excess fill from streetscape projects on the property and 
will continue to do so in the next several streetscape phases. This action will 
ultimately reduce the cost of development. Though this strip of land is narrow, it 
could contain a walking track around the perimeter and other amenities in the 
center. Planned parks projects include: 

 
x Washington Park Rehabilitation 
x Linear Park on NW 3 rd Avenue 
 
Stormwater Management 
 
The CRA is coordinating the City's Hazard Mitigation Grant application for a drainage 
project between NW 7th Avenue, Redland Road, NW 2nd Street, and Palm Drive. The 
application was for $899,000 and the CRA will be matching the grant with $300,000 
in CRA funds. This will provide flood relief in one of the lowest areas of the 
Community Redevelopment Area. 

5. Community Safety and Appearance 
To combat negative perceptions and ameliorate any safety concerns, the CRA will 
engage in a number of programs aimed at enhancing the real and perceived image of 
the area. With special consideration for the health, safety and welfare of the children 
residing in the area, the CRA shall promote a safe, clean and inviting area for 
shoppers, residents and investors through investment in the following programs: 
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Community Policing 
 
Public safety has been a chief concern among residents and business owners of the 
CR Area. The CRA's Community Policing Program was added as a 2002 amendment to 
the original CRA Master Redevelopment Plan and it has since proved invaluable. 
Adequate law enforcement is required to protect property values, commercial 
activity levels and the quality of life of the residents within the CR Area. The known 
presence of law enforcement is also important to attract new investment, 
development, businesses and residents. The CRA may continue to pay for the cost of 
utilizing community policing strategies designed to reduce crime within the CR Area. 
This is done by providing one full time officer dedicated solely to the CR Area. This 
program does not supplant existing or planned resources the City may have to carry 
out City-wide law enforcement. This program may need to be expanded in the 
future to accommodate the new CRA areas. 
 
Code Enforcement 
 
Adequate code enforcement is required to protect property values, commercial 
activity levels and the quality of life of the residents within the CR Area. Code 
enforcement is also important to attract new investment, development, businesses 
and residents. 
 
Current code enforcement levels in the CRA are not adequate to address the CRA's 
problems. A Code Enforcement officer dedicated solely to the CRA is needed to 
improve the appearance and safety of the area and reinforce the perception of the 
area as a safe and clean location to live and conduct business. In addition, the CRA 
may pay for support vehicles and equipment. 
 
The northwest and north central neighborhoods have a significant number of 
dilapidated houses and it is difficult for the existing code enforcement staff to 
concentrate on anything but the worst of the housing violations. An additional 
officer is able to concentrate on the dilapidated housing issues and bring the 
citation/compliance process to a quicker resolution. They would also cover the 
commercial and industrial areas of the CRA. 
 
Trash Clean-Up 
 
CRA funds monthly trash clean-ups throughout the entire CR Area. A special trash 
clean-up program is needed for the major commercial corridors including U.S. 1, 
Krome Avenue, Palm Drive, Lucy Street and Davis Parkway. 
 
Landscape Maintenance 
 
The CRA has been designing and installing streetscape projects in many areas of the 
redevelopment area especially the neighborhoods south of Lucy Street and west of 
North Krome Avenue. A number of streetscape projects are planned in other areas 
including the North Central expansion area. It is important for the CRA to continue 
to maintain the newly landscaped streets and those planned in the future. 
Landscaping along major corridors also needs to be trimmed and debris cleaned-up 
on a regular basis, as well as, dead trees replaced. Funding is allocated in the 10-Year 
Plan for this activity. 
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6. Opportunity Zone 
The portions of the CRA lying west of Krome Avenue, including the Northwest and 
North Central Neighborhoods, are located in the middle of the Florida City 
Opportunity Zone established in 2018. The Zone encompasses U.S. Census Tracts 
113 and 114.03. The purpose of the federal creating opportunity zones legislation is 
to attract equity capital to the Zone through various investment vehicles. The City 
and CRA are not a party to the investment process but can become a facilitator 
to help the process along by bringing projects and investors together. The most 
prevalent use of investment in Opportunity Zone projects is anticipated to be: 

 
x Workforce Housing 
x Small retail development 
x Acquisition and rehabilitation of existing retail 
x Acquisition and rehabilitation of deteriorated shopping centers 
x Acquisition of vacant land and development   commercial, services sector, 

and industrial facilities. 
 
The CRA can financially help facilitate new investment into projects in the CR 
Area. CRA funds can also be used to incentivize projects within the Opportunity 
Zone. Because projects can vary so much in scope and size, most incentives will 
be individually negotiated based on what is needed to bring a specific project to 
fruition. The forms of assistance could include: 
 
x Subsidizing land acquisition 
x Creating job growth incentives 
x Devising tax subsidy programs (time limited) 
x Creating build-out programs for tenants 
x Partial funding of impact fees (City portion) 
x Funding construction of new public infrastructure or upgrade existing public 

infrastructure 
 
D. Implementation 

The CRA is currently comprised of a 7-member board, a full-time Executive 
Director, 3 part-time staff members, the Assistant Community Development 
Director, Secretary and Treasurer. This Plan presents programs and projects 
which will require a more aggressive management and implementation 
approach to the revitalization of the CR Area than has been taken in the past. It 
is anticipated that expanded management capacity will be needed in areas such 
as marketing, grant writing and business partnering, in order to carry out the 
objectives and policies of the CRA. The CRA will fund costs associated with current 
and expanded management and administration of the CRA, including but not 
limited to, salaries and benefits for staff, operating supplies, vehicles, software 
and equipment. 
 

The CRA has on occasion a need for expert and temporary services. The CRA will 
fund these services as needed to facilitate implementation of the CR Plan 
including, but not limited to, urban planners, grant writers, grant 
administrators, financial advisors, redevelopment consultants, housing 
rehabilitation specialists, auditors, architects, surveyors, civil engineers and 
attorneys. 

' 
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VIII. Summary of CRA Time Extension 
Criteria 
 
 
 
 
 
 
 
 
Pursuant to Resolution No. R-611-15, adopted by the Board of County Commissioners 
(Board), County staff set forth the following criteria for the assessment of need study 
(Assessment), which will be submitted by any community redevelopment agency 
(Agency) requesting an extension to the life of the Agency and community 
redevelopment area (Area). 
 

A. Assessment of Need: Any Agency requesting an extension shall provide the 
Board an Assessment that shall include the following information: 

 
1. Reason for the Extension: 

 
The proposed Florida City Redevelopment Plan Amendment incorporates 
and consolidates the findings and recommendations of the extensive 
planning efforts undertaken since 2009 (the last amendment) and identifies 
specific Redevelopment Goals and Initiatives to continue to eliminate the 
conditions of slum and blight within Florida City. As part of the CR Plan 
amendment, the City is also requesting an extension of time for the CRA to 
continue its work on eliminating slum and blight.  
 

2. Current condition(s) of slum in the Area, as defined by Chapter 163.340 (7), 
with detailed statistical data or analysis: 
 
"Slum area" means an area having physical or economic conditions 
conducive to disease, infant mortality, juvenile delinquency, poverty, or 
crime because there is a predominance of buildings or improvements, 
whether residential or nonresidential, which are impaired by reason of 
dilapidation, deterioration, age, or obsolescence, and exhibiting one or 
more of the following factors: 

x Inadequate provision for ventilation, light, air, sanitation, or open 
spaces;  

x High density of population and overcrowding; or  
x The existence of conditions that endanger life or property. 

After studying the conditions found with the CR Area, the data 
overwhelmingly points to conditions of slum. Poverty rates alone, at 41%, 
should serve as a lightning rod for continued redevelopment; while crime 
statistics makes it evident that conditions endanger life and property.  
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3. Current condition(s) of blight in the Area, as defined by Chapter 163.340(8), 

with detailed statistical data: 
 

A "Blighted area" is an area in which there are 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, and in which two or more of 
the following factors are present: 

x Defective or inadequate street layout, or other transportation facilities;  
x No increases in the aggregate assessed values of real property for over 

the 5 years;  
x Faulty lot layout in relation to size, adequacy, accessibility, or 

usefulness;  
x Unsanitary or unsafe conditions;  
x Deterioration of site or other improvements;  
x Inadequate and outdated building density patterns;  
x Falling lease rates;  
x Tax or special assessment delinquency exceeding the fair value of the 

land;  
x High vacancy rates;  
x High incidences of crime;  
x High number of fire and emergency medical service calls;  
x Numerous Florida Building Code violations;  
x Diversity of ownership or defective or unusual conditions of title; or  
x Governmentally owned property with adverse environmental 

conditions caused by a public or private entity.  

The data gathered in support of findings of blight clearly support several of 
the needed causes of blight as defined by Florida Statutes. High incidence of 
crime, code enforcement actions, a large number of property owners of 
small lots, as well as unsanitary or unsafe conditions all lead to a 
determination of blight. 

 
4. Total revenues deposited into the trust fund since the inception of the 

Agency: 
 
Since 2008, a total of $24,252,643 has been deposited into the CR Agency 
Trust Fund. This includes $14,781,594 from the City, and $9,471,049 from 
the County. 
 

5. Types of programs funded for the Area: 
 
The CR Agency has been very aggressive in their approach to 
redevelopment. The Agency provides the following programs: 
 
x Commercial and Industrial Façade Program 
x Signage Assistance Program 
x Small Business Capital 
x Neighborhood Infill 
x Housing Rehabilitation 
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x Sewer Line Hookup 
x Paint Up/Fix Up 
x Land Acquisition 
x Public Infrastructure Assistance Program 
x Streetscape Improvements 
x Parks and Recreation 
x Stormwater Management 
x Community Policing 
x Code Enforcement 
x Trash Clean-Up 
x Landscape Maintenance 
x Opportunity Zone 

 
6. Major projects funded by the Agency: 

 
In 2016, the non-profit, with City and CRA financial assistance, rehabilitated 
20 units owned by seniors, older veterans, and low-income families. It was 
a very successful project. The CRA/City and Rebuilding Together Miami-
Dade are working together again in 2019. 
 
Business assistance for renovations has also been a goal of the CR Agency. 
The budget for business assistance was amended to $10,000. During FY 
2017-18, one business was able to take advantage of the program. 
 

7. Major projects to be funded by the Agency: 
 

$2,224,000 for infrastructure improvements that include 
 
x NW 1st Street Streetscape and NW 2nd Streetscapes project 

($1,200,000) 
x Lucy Street Parking Lot ($324,000) 
x NW 8th & 9th Avenue Drainage Streetscape Projects ($300,000) 
x NW 5th Avenue & 5th Court Streetscape Project ($400,000) 
 
$850,000 for land and building acquisitions that include: 
 
x Lucy Street Parcels Acquisition by Eminent Domain ($650,000) 
x P�o�e��� and �acan� lo� ac��i�i�ion in �he ǲSnake Pi�ǳ a�ea and 
 
Northwest Neighborhood ($150,000) 
 
x Demolition of houses and tenant relocation ($50,000) 
 
$300,000 for community policing to pay for three police officers that 
provide enhanced patrol services in the Area 
 
$714,000 for contractual services associated with infrastructure and 
building projects that include architectural, engineering, and survey 
professionals; realtor and appraisals services to assist in the acquisition of 
foreclosed and abandoned properties; and a grant writer to assist the 
Agency in obtaining grants 
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$100,000 for housing assistance projects in partnership with Rebuilding 
Together on 20 owner occupied houses. 
 

B. Additional Information. Additionally, the Assessment should include the 
following information, if applicable, that will assist the Board in determining the 
feasibility of extending the Agency: 

 
1. Demographic, household, and poverty rate analysis, including existing 
and projected demographics and important shifts: 

 
x Poverty is nearly 50% 
x 1066 households with an area median income (AMI) of 30% or less spend 

more than 31% of their income on housing. Of this number, 1029 
households spend 50% or more on housing. 
 

2. A gap analysis that will examine the existing economic, financial, and 
regulatory conditions within the redevelopment area to determine barriers and 
other constraints to private redevelopment investments: 

 
The CR Agency is in the process of updating their CR Plan, this will include a 
review of current conditions and the best means to address opportunities and 
constraints. 

 
x Redevelopment priorities with respect to gap analysis: 

 
New priorities will be formulated within the CR Plan update currently in 
progress. 
 

x Possible solutions and redevelopment investment strategies: 
 
The CR Plan update, currently in process, will address solutions and 
redevelopment investment strategies. 
 

x Recommendations for an appropriate update to the goals and 
objec�i�e� of �he Agenc�ǯ� comm�ni�� �ede�elo�men� �lanǣ 

 
The CR Agency is in the process of updating their CR Plan with the intention 
of updating the goals and objectives of the Plan, as well as seek a time 
extension to address on-going issues. 
 

x Projections of available tax incremental revenues, potential 
financing options, and any other implications related to the 
extension of the life of the Agency and the community 
redevelopment area: 

 
It is projected that by 2028, Tax Increment will reach $2,744, 935 (Table 
21). 
 

x Recommendations for an appropriately phased 5 to 10-year capital 
improvement plan, including a financing plan utilizing tax 
increment revenues and/or the additional bonding capacity 
provided by an extension of the Agency and the community 
redevelopment area: 
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The CR Agency is in the process of updating their CR Plan with the intention 
of updating the goals and objectives of the Plan, including an updated 
financing plan. 
 

x Recommendations identifying and prioritizing capital projects that 
facilitate redevelopment and may be recommended or desired 
beyond 10 to 15-year time period, and potential financing options: 

 
The CR Agency is in the process of updating their CR Plan with the intention 
of updating the goals and objectives of the Plan, including an updated 
financing plan. 
 

 
x Additional recommendations to facilitate appropriate 

redevelopment that may be determined as a result of the 
community engagement process described below: 

 
The CR Agency is in the process of updating their CR Plan with the intention 
of updating the goals and objectives of the Plan, including an updated 
financing plan. 
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 The Assessment concludes 
that the CR Agency should 
be given additional time to 

address slum and blight 
conditions. 

IX. Conclusion 

 
Through an assessment of the socio-economic data, site and housing conditions in 
the proposed CR Area, this Finding of Necessity concludes that the existing CR Area 
is economically distressed and has not been keeping pace with the surrounding 
a�ea�Ǥ  I� i� in �he in�e�e�� of �he ��blic heal�hǡ �afe�� and �elfa�e of Flo�ida Ci��ǯ� 
residents to extend the timeframe of the CR Agency in order for the CRA to continue 
implementation of its updated Redevelopment Plan. After careful evaluation, it is 
determined the CR Area meets the following State and County conditions for slum 
and blight, as well for an Agency time extension. 
 
Socio-Economic Distress 
 

x High poverty rates;  
x Low income; 
x Low numbers of homeowners;  
x Shortage of quality affordable housing; 
x High crime rate; 
x Excessive unemployment; 
x High rental rates; and 
x Overcrowding. 

 
Deteriorating Site and Building Conditions 
 

x High percentage vacant housing units; 
x High percentage of vacant land; 
x Unsafe and unkempt structures and sites;  
x Faulty lot lay out;  
x Adverse environmental conditions creating unsafe, unhealthy conditions; 

and 
x Diversity of ownership. 
 

The study finds that the current CR Area meets the criteria set forth by the State of 
Florida indicating the existence of slum and blight conditions. Evidence was found 
that there exists substantial economic distress and deteriorating building and site 
conditions that could endanger the life and safety of the residents if left unabated.  
Although the area continues to contain slum and blight, the Agency should be given 
additional time to address the conditions. The Agency, through their aggressive 
projects and programs, will continue to provide a struggling area with a chance for 
revitalization.  This in turn will contribute to the rejuvenation of the CR Area as well 
as to the overall health and vitality of the City. 
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M-LR-PQ-,XM-+JM,PX)H,X,J+RF-HQ)Q>JHX:MX>HPK-+Q>JHX)H,XM-KMJ,S+Q>JH	X �,,>Q>JH)DDW�X
Q=-X����$�XP=)DDXPR*F>QXQJXQ=-X�JRHQW�PX�HPK-+QJMX�-H-M)D�PXM-T>-UX>HX)++JM,)H+-X
U>Q=X &-+Q>JHX ������X J.XQ=-X �J,-�X '=-X �JRHQW�PX �HPK-+QJMX �-H-M)DX P=)DDX *-X
-FKJU-M-,X QJX M-T>-UX Q=-X ����#��XPX K)PQ�X KM-P-HQX )H,X KMJKJP-,X +JHQM)+QP�X
QM)HP)+Q>JHP�X )++JRHQP�X M-+JM,P�X )<M--F-HQPX )H,X KMJ<M)FPX )H,X )R,>Q�X >HT-PQ?<)Q-�X
FJH>QJM�X JT-MP--�X >HPK-+QX )H,X M-T>-UX JK-M)Q>JHP�X )+Q>T>Q>-P�X K-M:MF)H+-X )H,X
KMJ+RM-F-HQX KMJ+-PP�X >H+DR,>H<X*SQX HJQX D>F>Q-,X QJ�X KMJB-+QX,-P><H�X PK-+>4@+)Q>JHP�X
KMJKJP)DXPR*F>QQ)DP�X)+Q>T>Q>-PXJ.XQ=-X����$��X>QPXJ08+-MP�X)<-HQPX)H,X-FKDJW--P�X
DJ**W>PQP�X PQ)23X )H,X -D-+Q-,X J18+>)DPX QJX -HPSM-X +JFKD>)H+-X U>Q=X +JHQM)+QX
PK-+>7+)Q>JHPX)H,XQJX,-Q-+QX)HWX;)R,X)H,�JMX+JMMSKQ>JH	X

� '=-X����#�X)<M--PXQJX+JFKDWXU>Q=X >)F>��),-X�JRHQW�PX�JH9>+Q
J.EHQ-M-PQX)H,X�J,-XJ.X�Q=>+PX"M,>H)H+-X�&-+Q>JHX����	�XJ.XQ=-X�J,-�	X �,,>Q>JH)DDW�X
RKJHXQ=->MX)KKJ>HQF-HQXJMXM-)KKJ>HQF-HQ�X)DDX����#�X�J)M,XF-G*-MP�X)DDXJ.XQ=-X
����#��XPX),T>PJMWX*J)M,P�X)H,XQ=-XK-MPJHPXU=JXPQ)6XQ=-X����$�X�J)M,XJMXQ=-X
����#��PX ),T>PJMWX *J)M,PX P=)DDX *-X M-LR>M-,X QJX +JFKD-Q-X -Q=>+PX QM)>H>H<X QJX *-X
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