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City of Stuart Community Redevelopment Agency

Finding of Necessity for the 2015 CRA Expansion Area

Background

The City of Stuart Community Redevelopment Agency was established in 1998. Since
then, the CRA has expanded twice to include East Stuart and property for Emergency
Services. The current expansion would include various areas of the City that meet
Section 163.340, Florida Statutes requirements for “blight” and “slum.”

The proposed expansion consists of an additional 486 acres of contiguous property
including property that meets the requirements for “blight” and “slum” as stated in
Section 163.340, Florida Statutes.

On April 24, 2015 the CRA authorized the completion of a Finding of Necessity to
consider the expansion of the CRA. A “Finding of Necessity” is required for changes to
the boundaries of an established CRA.
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PROPOSED CITY OF STUART EXPANSION AREA
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Legal Requirements

Under Section 163.340, Florida Statutes, the requirements of the Finding of Necessity
are established. This study will analyze and examine the criteria prescribed below and
provide a final recommendation to the CRA.

Slum Determination Fla. Stat. §163.340 (7)

A “Slum area” is defined as 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 obsolesce, and
exhibiting one or more of the following factors:

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

(b) High density of population, compared to the population density of adjacent areas
within the county or municipality; and overcrowding, as indicated by government-
maintained statistics or other studies and the requirements of the Florida Building
Code; or

(c) The existence of conditions that endanger life or property by fire or other causes.

Blight Determination Fla. Stat. §163.340 (8)

A “Blighted area” is defined as 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:

(a) Predominance of defective or inadequate street layout, parking facilities,
roadways, bridges, or public transportation facilities;

(b) Aggregate assessed values of real property in the area for ad valorem tax
purposes have failed to show any appreciable increase over the 5 years prior to
the finding of such conditions;

(c) Faulty lot layout in relation to size, adequacy, accessibility or usefulness

(d) Unsanitary or unsafe conditions

(e) Deterioration of site or other improvements;

(f) Inadequate and outdated building density patterns;

(g9) Falling lease rates per square foot of office, commercial or industrial space
compared to the remainder of the county or municipality;

(h) Tax or special assessment delinquency exceeding the fair value of the land;

(i) Residential and commercial vacancy rates higher in the area than in the
remainder of the county or municipality;
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()) Incidence of crime in the area higher than in the remainder of the county or
municipality;

(k) Fire and emergency medical service calls to the area proportionately higher than
in the remainder of the county or municipality;

(I) A greater number of violations of the Florida Building Code in the area than the
number of violations recorded in the remainder of the county or municipality;

(m)Diversity of ownership or defective or unusual conditions of title which prevent
the free alienability of land within the deteriorated or hazardous area; or

(n) Governmentally owned property with adverse environmental conditions caused
by a public or private entity.

Methodology

An analysis of existing conditions in the proposed expansion area was accomplished by
utilizing data available from various departments within the City of Stuart along with field
observations and photographic evidence that support the results within this report.

Staff has outlined below the criteria under which the proposed expansion area meets
the determination of “slum” and “blight.”

Analysis of Slum Condition

The condition of “slum” in the proposed expansion area is met under the following
criteria:

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

This criterion is met by the lack of sanitation, specifically lack of access to sewer.
Sewer connection and availability is limited in some sections of the proposed area
being considered for expansion. This sewer availability contributes to the conditions
of slum by the condition of inadequate sanitation through lack of sewer connections.
Some residential and commercial areas within the proposed expansion area are not
connected to sewer. Exhibit 1 identifies the areas with sewer availability and
connections.

(c) The existence of conditions that endanger life or property by fire or other causes.

Documentation throughout this report supports the criteria of existing conditions that
endanger property by other causes, specifically by the dilapidated buildings, the
crumbling roadways, the abandoned homes and vehicles; and the overall conditions
of deterioration of sites throughout this proposed expansion. All of these conditions
that exist today contribute to support the criteria of “slum.”
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Analysis of Blight

The condition of “blight” in the proposed expansion area is met under the following

criteria:

(a) Predominance of defective or inadequate street layout, parking facilities, roadways,
bridges or public transportation facilities;

In order for neighborhoods and communities to thrive, streets and pedestrian
connectivity is a necessity. Street connectivity promotes economic vitality, safety, and
efficient multimodal transportation contributing to a great neighborhood. Within the
proposed expansion area, street connectivity and street layout are defective, and
inadequate. There are various dead ends, and numerous diagonal streets dissecting
the area. As shown in Exhibits 1and 2, inadequate street layout in the proposed
expansion area contributes to a lack of connectivity, and a lack of property lot layouts
conducive to appropriate development.

(b) Aggregate assessed values of real property in the area for ad valorem tax purposes
have failed to show any appreciable increase over the 5 years prior to the finding of

such conditions;

CHANGE IN TAXABLE VALUES FOR POTENTIAL EXPANSION AREA AND CITY OF STUART

Value

Potential CRA Expansion Area

City of Stuart

City of Stuart CRA

2010 Taxable Value

$196,483,848

$1,668,254,734

$232,523,202

2015 Taxable Value

$187,151,990

$1,652,182,950

$241,979,164

Rate of Change

-4.74%

-0.96%

4.06%

(c) Faulty lot layout in relation to size, adequacy, accessibility, or usefulness;

Inadequate street layouts within the proposed expansion area also contribute to faulty
property layout resulting in many lots in the proposed expansion area are substandard
in size. In addition, many irregularly shaped lots that are inefficient for development

purposes.

(d) Unsanitary or unsafe conditions;

As stated above, “This criterion is met by the lack of sanitation, specifically lack of
access to sewer. Sewer connection and availability is limited in some sections of the
proposed area being considered for expansion. This sewer availability contributes to
the conditions of slum by the condition of inadequate sanitation through lack of
sewer connections. Some residential and commercial areas within the proposed
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expansion area are not connected to sewer. Exhibit 1 identifies the areas with
sewer availability and connections.”

Unsafe conditions also persist with homes falling in disrepair, abandoned vehicles,
deterioration of roadways and sidewalks, abandoned homes and a lack of sidewalks.
(Figures 1-11)

(e) Deterioration of site or other improvements;

Figures 1-11 document deterioration of sites and other improvements prevalent
throughout the proposed area.

(m) Diversity in ownership or defective or unusual conditions of title which prevent the
free alienability of land within the deteriorated or hazardous area.

There is a significant number of ownership throughout the proposed expansion area.
Common ownership contributes to redevelopment. The proposed area was examined
for ownership and it was deemed that only 9 owners held title to various properties; the
remainder was under single ownership. With 649 total properties in the proposed
expansion area, this diversity in ownership prevents future private investment that is
essential to economic conditions of the community. Ownership data is attached at the
end of this report.

Recommendations

The proposed expansion to the City of Stuart CRA meets the criteria established in
Section 163.340, Florida Statute. The area meets at least one criterion as described in
“slum” and at least two criteria as described in “blight.”

It is staff recommendation that the City of Stuart Community Redevelopment Agency
and the City of Stuart Commission approve the Finding of Necessity and expand the
City of Stuart CRA boundaries to include areas 1-6 as defined in Exhibit 2.
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Exhibit 1
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Exhibit 2
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Figure 1

Figure 3

Figure 2

Figure 4
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Figure 5

Figure 7

Figure 8

Figure 6
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Figure 9

Figure 11

Figure 10
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INCLUDE LEGAL DESCRIPTION
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