
 

 

Downtown Cocoa Beach 
Community 

Redevelopment Agency 
2015 Annual Report  

 

 Prepared by: CRA Administrator and City of Cocoa Beach Finance Department   

March, 2015  

 



 

 

Downtown Cocoa Beach 
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Redevelopment Plan Purpose: 
 Serve to eliminate and reduce blighted 

conditions; 
 Establish community policing to encourage 

compliance with established community 
standards and to enforce City ordinances; 

 Provide and encourage the expansion of storm 
water systems and improvements to 
infrastructure; 

 Provide and support improvement of the 
roadway network and promote pedestrian and 
bicycle safe infrastructure; 

 Provide and encourage improvements to parking; 
 Provide and encourage improvements to 

landscaping and streetscape; 
 Encourage and provide incentives for appropriate 

economic development; 
 Encourage and foster the development of 

activities which impact our culture and the 
quality of life; and 

 Any and all additional programs, projects, and 
activities which may be identified by the DCBCRA 
that is consistent with this comprehensive 
community Redevelopment Plan.  

 

Table of Contents 
   

Agency Summary………….2 

CRA Board …………………3 

An Overview……………….4 

Redevelopment Plan………5 

Redevelopment Area at a 

Glance………………………6 

Downtown Cocoa Beach-

Highlights 2015……………8 

Schedule of Revenues, 

Expenditures and Fund 

Balance……………………11 

What is a CRA?.................12 

 

 

 

 

 

          



 

 

 

 

 

In accordance with City of Cocoa Beach Charter Section 6.06, on January 29,  2008,   
the electorate of the City voted to authorize establishment of a Downtown  Community  
Redevelopment Agency (CRA). 

 

On   April 3, 2008, the Cocoa Beach City Commission  adopted Resolution No. 
2008-13 requesting Brevard County to delegate to the City Commission the powers 
to create a Downtown Cocoa Beach Community Redevelopment Agency. 
 

The  Brevard  County  Board  of  County  Commissioners (BCC) authorized the 
City to create the Downtown CRA, with their adoption of County Resolution 08-128 
on May 29, 2008. 
 

With this authority, on August 20, 2009, the City Commission adopted 

Resolution No. 2009-20, finding the need for a CRA given the City’s July, 

2009 ‘Finding of Necessity’, as required by §163.355, Florida Statutes, in the 
possible creation of a CRA.   This Resolution also identified the Redevelopment 
Area. 
 

Based on the adopted ‘Finding of Necessity’, the City Commission adopted 
Resolution No. 2009-28 on November 19, 2009, establishing the Downtown Cocoa 
Beach Community Redevelopment Agency (CRA). 
 

T h e D o w n t o w n C o c o a B e a c h Community Redevelopment 
Area is the City’s only CRA district, and this is the fourth annual 
report for that agency.  This report was reviewed and approved by 
the CRA Board at their meeting held on March 3, 2016. 
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CRA Board Members: 
 

Commissioner Mayor Tim Tumulty 

Commissioner Vice Mayor Mike Miller 

Commissioner Ben Malik 

Commissioner Skip Williams 

Commissioner Ed Martinez 

Mayor Dave Netterstrom (December 31,2015) 

         

City of Cocoa Beach: 
 

City Manager Ron McLemore (June 2015) 

City Manager Robert Majka [March 2015]       

Finance Director Charles H.  Holland, Jr. 

CRA Staff: 
 

General Counsel Fowler, O ’ Quinn, Feeney & Sneed, P.A. 

Administrator Melissa Byron 

Registered Agent & City Clerk Loredana Kalaghchy 
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Community Redevelopment 

Agency Board 



 

 

  

              The Community Redevelopment Agency is a public entity established under 

the guidelines of the Community Redevelopment Act (Chapter 163, Part III, Florida 

Statutes) to implement community redevelopment activities. A Community 

Redevelopment Agency (CRA) is a dependent taxing district established by City 

government for the purpose of carrying out redevelopment activities that include 

reducing or eliminating blight, improving the tax base, and encouraging public and 

private investments in the redevelopment area. 

In Cocoa Beach, the CRA Board has been determined to be the City 

Commission. To date, no other governance structure, such as an Advisory Board, 

has been created. However, Cocoa Beach Main Street has been established. 
 

To implement the purposes of the Downtown Community Redevelopment 

Agency, the Board and the City have entered into an interlocal agreement 

authorizing use of City staff and City resources for the creation of the required 

Redevelopment Plan for the downtown area. 
 

At this stage in the life of the Downtown CRA, the required Downtown Cocoa 

Beach Community Redevelopment Plan has been adopted by City Commission 

Resolution No. 2012-13 on May 17, 2012. The process toward adoption of this 

plan was in accordance with Florida Statutes Chapter 163.360. As such, the Plan 

was adopted following review and recommendation by the City’s Planning Board 

(local planning agency) as to the Plan’s conformity with the City’s comprehensive 

plan. Following Planning Board review and recommendation (Resolution No. 2012-

09PB) on April 2, 2012, the Redevelopment Agency on April 5, 2012, adopted CRA 

Resolution No. CRA 2012-01, recommending the City Commission adopt the 

Redevelopment Plan. 
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The Redevelopment Plan outlines the steps to revitalize Downtown Cocoa 

Beach and maximize its future competitive advantage. The general 
premise of the plan seeks to: 

 

Promote a more walkable Village 

Center. Support economic stability. 

Promote and enhance the “surfing village”resort uses. 

Protect residential neighborhoods from commercial 

intrusion. Enhance downtown with a broader mix of 

uses. 

Reinforce, preserve, and expand the unique building types 
and neighborhood characteristics. 
 

 

  

 

 

 

 

                
 

 

Redevelopment Plan 



 

 

 
Redevelopment Area at a Glance 
Downtown CRA Redevelopment Area * 

Size: 235 acres (0.37 square miles) 

Redevelopment area 
Residential 

  

   LAND USE TYPE Acreage  ASSESS VALUE  
Vacant Residential MF 3.15  $                       707,990.00  

Vacant Residential SF 0.26  $                       220,000.00  

Vacant Condo Common 0.11  $                                     -    

Vacant Condo land 0.40  $                       985,010.00  

Single Family 12.09  $                   11,770,430.00  

Duplex as single Family 1.82  $                     2,709,700.00  

Townhouse 0.44  $                       702,860.00  

Garden Apt 0.9  $                       631,000.00  

Low rise 2.18  $                     2,709,700.00  

Condo 24.55  $                   71,492,410.00  

Condo Accessory 1.19  $                              370.00  

2 Res. Units not attached 1.21  $                       667,250.00  

Duplex  9.32  $                     6,663,330.00  

Triplex 3.4  $                     2,971,070.00  

3-4 Res units not attached 1.13  $                       631,000.00  

Quad 1.93  $                     1,875,390.00  

Multifamily 2.79  $                     2,168,700.00  

SUBTOTAL         66.87 $                       106,906,210 
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Redevelopment Area 

Commercial   

   

LAND USE TYPE Acreage  ASSESS VALUE  
Vacant Commercial(1) 4.76  $                     1,074,060.00  

Retail Commercial 17.93  $                   12,594,020.00  

Mixed Use 7.51  $                     5,495,580.00  

Office& Professional 13.68  $                     7,603,000.00  

Restaurants 3.38  $                     3,168,000.00  

Fin. Instit 0.86  $                       639,000.00  

Service Shop    $                       646,000.00  

Commercial Auto 2.5  $                     1,156,000.00  

Night clubs/Bars 1.44  $                     1,421,000.00  

Motor Inn 1.66  $                     1,234,220.00  

Parking lots    $                       464,060.00  

Light Industry 3.52  $                     1,347,760.00  

Churches 8.27   

Funeral Homes 0.37  $                       267,010.00  

Clubs and Lodges 0.94   

Utilities 0.69  $                       182,780.00  

Postal Facilities    $                       663,000.00  

Public Schools-Improved 12.00   

County Land-Improved (2) 6.05   

City Owned Property 11.71   

Roads and Rights of Way 71.00   

Subtotal 168.27 $                        37,955,490 

   

 TOTAL  235.14  $                 144,861,700.00  

 

 

Notes: (1) Includes Vacant Institution   (2) Includes Environmentally Endangered Lands 

Program (EELS)* Not audited- December 2015 parcel data  
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Redevelopment of the City’s  historic  downtown  area  has  been  a 

Focus of the City Commission beginning in the 1990’s.  Following the 

enabling of area plans in the City’s Comprehensive Plan in 2005, the City 

began a deliberative planning effort for the City’s historic downtown 

area.  The result of that planning effort has led to the creation of the 

Downtown Cocoa Beach Community Redevelopment Agency.   This is 

the fifth year in the life of that agency, and as such this is the agency’s 

fifth annual report. The City Comprehensive Plan has been approved by 

City Commission and the state. The Land Development Code has been 

rewritten and will be approved by March 2016. Highlights and a summary 

of the agency’s activities during the fiscal year ending September 30, 

2015 can be summarized as: 

 

Anticipating  that 2012  would  be  the  year  that  property  values 

would “bottom out” following the national recession of 2007-2009, the 

CRA completed the Downtown Cocoa Beach Community Redevelopment  

Plan  with  the  professional help of planning consultant, Lawandales 

Planning Affiliates. As noted earlier in this report, this Plan was adopted 

by the City Commission on May 17, 2012. 

The   Plan    was   developed   with    extensive    and collaborative input from 

the citizens and businesses of Cocoa Beach, and relied upon studies and plans 

developed by City staff, and consulting firms Zyscovich Architects and Miller Legg 

& Associates.  

The content of the Downtown Cocoa Beach Redevelopment Plan includes: 

Executive Summary 

Chapter 1  - Introduction 

Chapter 2  - Existing Conditions 
Chapter 3  - Vision, Mission and Philosophies 

Chapter 4  - Redevelopment Plan 

Chapter 5  - Financial Matters 
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Highlights 2015 



 

 

 

 

 

 

 

Chapter 6  - Legal, Regulatory, and Statutory Components 
Chapter 7  - Conclusion 
Appendices 

Market Assessment 

Vision Plan 

Low Impact Design Storm water Master Plan 
 

 
The  goal  of  the  plan  is  to  enhance  Downtown  Cocoa  Beach’s 

identity and to encourage private investment and quality redevelopment.    

Since adoption of the Plan, the City Commission has proceeded to modify 

the regulatory environment within the downtown area by enabling (by 

adoption of a Comprehensive Plan amendment) mixed use and a design 

standards manual. 
 

The plan will guide the policy and actions for the downtown area. 

Plan Premise: The Redevelopment Plan has 

been designed   and   adopted   to   outline   the   

steps   to revitalize Downtown Cocoa Beach and 

maximize its future competitive advantage. 

 
The general premise of the plan is to: 

1. Promote a more walkable Village Center. 
 
2. Support economic stability  

The CRA Board issued five (4) Beautification grants totaling 
$7,500.00 for CRA businesses. The beautification projects included, 
landscaping, painting, creating outdoor dining and exterior painting.  

 
3. Promote and enhance the surfing village resort uses.  

CRA Board approved a temporary land use at 25 S. Orlando Avenue 
to provide   for temporary downtown parking and public restrooms.   

 
4. Protect residential neighborhoods from commercial intrusion. 
 Cocoa Beach Main Street established to enhance and focus on 

downtown businesses.  
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Highlights 2015 



 

 

 
5. Enhance Downtown with a mix of uses.  
An old bookkeeping building was renovated to bring in a new retail 

business.   
 

 

6.   Reinforce, preserve, and expand the unique building types and 

Neighborhood 
characteristics. 
Old post office, 
bookkeeping office, and old 
dry cleaners buildings 
converted to deli, furniture 
store, and retail space.  
 

 

 

7. Coordinated with the City’s Stormwater  
Utility to develop and design a demonstration 
  project for the Minutemen Causeway 
 corridor to designed as a LID (Low Impact  

                              Design) s t o r m water project that qualified 
                              for a federal Section 319 grant. As part  
                              of this storm water project the CRA’s 
                              Streetscape and Landscaping Plan was    
                        integrated into the storm water design.  
                             Such partnership between the CRA, Complete 
                              Streets and the City has aided in leveraging 
                              60% of the funding through grants for 
                              initiating  stormwater improvements in the 

 downtown area. Including but not limited to 
 the Complete Streets federal program.   

                   This project began November 2015 and is  
                    scheduled to be completed in 2016. 
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FINANCIAL STATEMENT* 

    (Unaudited) 

City of Cocoa Beach, Florida 

Downtown Community Redevelopment Agency September 30, 2015 

 
The FY 2015 budget was prepared with the Tax Increment 

Financing (TIF). TIF explained on page 12. 
 

 
Statement of Revenues and 

Expenditures  
 

Revenues: 
City of Cocoa Beach (TIF) $  45,810      
Brevard County (TIF)  48,730 

Total Revenue $ 94,540 
 

 
 

Expenditures: 
Grants $   7,500 
Insurance               4,894  
Professional Services               1,416                                                                                                              
Operating    5,922 
Capital Contribution              10,000 
Repayment of loan                      21,230 

Total Expenditures $           50,962 
 
 

   
 
   Net Income                                                               $        43,578   

 
 
*  The CRA fund financial statement is reported using a current financial resources measurement 
focus on a modified accrual basis of accounting.  Under this basis, revenues are recognized in the 
accounting period in which they become both measurable and available to finance expenditures of 
the current period.  Available is defined as collectible within the current period, or soon enough 
thereafter to be used to pay liabilities of the current period, usually considered sixty (60) days. 
 

The Tax Incremental Financing (TIF) was not available prior to fiscal year 2014. Therefore, 
advances were made from the City’s General Fund to provide funds for the development of the CRA 
Plan. The cumulative total in the amount of $261,230 of all advances to date from the City of 
Cocoa Beach is considered the Liability of the Agency.  
 
A repayment schedule was established in FY2015 and the principal payment of $21,230 was made. 
The advance is being repaid over a twelve (12) year period in annual installments and will mature in 
FY 2027.  
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A CRA is a geographic area that meets the physical and/or economic conditions of 

a blighted area as defined in the Community Redevelopment Act of 1969 (Florida 

Statutes, Chapter 163, Part III). 
 

The area has to be formally designated by the local government as appropriate for 

redevelopment. 
 

It has to be determined that dedicated resources should be used to reduce or 
eliminate these blighted conditions and to stimulate community and economic revitalization. 

 

Once the CRA is established, Tax Increment Financing (TIF) programs may be 

implemented. 
 

TIF programs are generally long-term, 30-year commitments. 
 

CRAs have been created in other states throughout the country - Florida has over 

140. 
 

The Community Redevelopment Act specifies that the governing body of the 
CRA is separate from the governing body of the jurisdiction in which the area is located. 
However, the City Commission can be the CRA Board—but must act as a separate and distinct 
agency. 

 

A five to seven member Board, created by the local government, administers the 
activities and programs within a CRA.  In Cocoa Beach, the City Commission is also the CRA 
Board. 

 

Each CRA district must maintain separate trust funds and expend those funds 

only in that district. 
 

Advisory  committees,  public  meetings,  and  city  staff  provide input to the 
CRA Board. 

 

                Annual budgets, financial reporting, and activity reports are also required by the Community      

                   Redevelopment Act  

 

 

 

What is a CRA? 


