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50 YEARS OF FLORIDA COMMUNITY REDEVELOPMENT

Community Redevelopment was created as part of the United States Federal Urban 
Redevelopment Program (later called urban renewal) under Title 1: Housing Act of 1949.

In 1952, to match the Housing Act’s Federal Dollars, California creates 
TAX INCREMENT FINANCING.

In the 1970s, the program was sunset and replaced by the Nixon Administration’s 
Community Development Block Grant (CDBG) program. 

Numerous states still operate varying forms of CRAs that have coalesced without 
national guidance. Nationwide CRA research is non-existent.

The Florida Redevelopment Act of 1969 went into effect on July 5, 1969, and approved 
into law without Governor Claude R. Kirk Jr.’s signature. 

Increment Revenue via a TIF methodology was added in 1977.



CRA HISTORY:
Since 1969, there have been 37 Amendments to the Act 

and 59 Court Cases involving a CRA
4 involving the State of Florida

2 by the State
2 by CRA/Local Government

1 Grand Jury Report

1 Federal Court Case

Most in a Year (7-2006)

18 from 2006 to 2009

46 Florida Attorney General Opinions

9 State Audits from 2006-2015



History of Florida 
Redevelopment Act 

of 1969

# YEAR SUBSTANTIVE NUMBER OF LAWS
1 1969 CREATION 0
2 1973 1
3 1976 1
4 1977 ADD TIF/IR 1
5 1979 REVISOR 1
6 1981 1
7 1983 3
8 1984 1
9 1985 3

10 1987 2
11 1991 REVISOR 1
12 1992 PROPERTY DSPOSAL 1
13 1993 TAXING EXEMPTIONS 1
14 1994 HOUSING 2
15 1995 GENDER REVISOR 2
16 1996 1
17 1998 COMMUNITY POLICING INNOVATION 2
18 1999 REVISOR 1
19 2001 1
20 2002 TAXING EXEMPTIONS 2
21 2006 KELO-LITTLE PINK HOUSE-CHARTER COUNTY 2
22 2008 1
23 2011 1
24 2013 REVISOR 1
25 2015 SINKHOLE 1
26 2016 TAXING EXEMPTIONS 2
27 2019 TODAY 1
50 YEARS 37



CRA HISTORY:
YEAR SUBSTANTIVE CASES

1969 0
1970 0
1971 0
1972 0
1973 0
1974 City of Jacksonville v. Moman 1
1975 Griffin v. City of Jacksonville 1
1976 0
1977 0
1978 0
1979 0

1980 State of Florida v. Miami Beach Community Redevelopment Agency 1
1981 0
1982 Holloway v. Lakeland Downtown Development Authority 1
1983 0
1984 0
1985 Post v. Miami Dade 1

Price v. City of Fort Pierce
Kelson v. City of Pensacola

State of Florida v. City of Daytona Beach
1987 0
1988 Striton Properties, Inc. v. the City of Jacksonville Beach 1
1989 0

    
     

       
          

       
         

     
     

            
     
     

        
       

     
    
    

     
         

     
     

    
    

   
   

         
         

     
        

  
         

     
      

   
      

         
     

         
    

      
    

      
     
     

         
       

      
     

    

       
       

1986 3

1969-1990

1980 State vs. Miami Beach 
Janet Reno for the State

Bond validation
Increment/State Constitution

1986 State versus Daytona Beach
Bond Validation 

and Special Taxing Districts

“We find that it is within the 
legislature's power to make 

community redevelopment one of 
the "respective purposes" of special 

taxing districts…We find no 
constitutional infirmity and, 
accordingly, affirm the final 

judgment validating the bonds.”



Speaking of Janet Reno:

The Attorney General herself 
got in on the joke: turning up 
in a 2001 “Janet Reno's Dance 
Party,” skit by bursting through 
a fake brick wall, dancing the 
twist in a matching royal blue 
dress and shouting: “It's Reno 

time!”

Janet Reno was born in
Miami, Florida



CRA HISTORY:

    
    

        

     

   
     

    

       

        

1990 Chavez v. City of Tampa 1
1991 Batmasian v. Boca Raton Redevelopment Agency 1
1992 Striton Properties Inc. v. City of Jacksonville Beach 1
1993  Key West Harbour Development Corporation v. City of Key West 1
1994 0

JFR Investment v. Delray Beach Community Redevelopment Agency
City of Jacksonville Beach Community Redevelopment Agency, Appellants v. Prom

1996 Circa Limited v. City of Miami 1
1997 Lyles v. City of Riviera Beach 1

Advantage West Palm Beach, Inc v. West Palm Beach Community Redevelopment Agency, Inc
Lyles v. City of Riviera Beach

1999 Lyles v. City of Riviera Beach 1
2000 0
2001 0

Panama City Beach Redevelopment Agency v. State of Florida
Rectory Park, L.C. v. City of Delray Beach

Rukab v. City of Jacksonville Beach
Klauber v. City of Sarasota

2003 Klauber v. City of Sarasota 1
Rukab v. City of Jacksonville Beach

City of Fort Lauderdale v. Palazzo Las Olas Group LLC.
Shulmister v. City of Pompano Beach

2005 Young Circle Garage LLC. v. Koppel 1
Matthews v. City of Maitland
Dames v. 926 Company, Inc

 Wade v. Brown
Fulmore v. Charlotte County

Citizens for Responsible Growth v. City of St. Pete Beach
City of Pompano Beach v. Swerdlow Lightspeed Management Company LLC.

Corie v. City of Pompano Beach
        

  
         

     
      

   
      

         
     

         
    

      
    

      
     
     

         
       

      
     

    

       
       

2004 3

2006 7

1998 2

2002 4

1995 2

1990-2006

2002 
Panama City Beach CRA Versus 

the State

May undeveloped land be 
included in a Redevelopment 

Area?

"By substituting its own judgment 
for that of the locally elected 

officials, and thus failing to attach 
a presumption of correctness to 

the legislative determination, the 
trial court erred as a matter of 

law."



CRA HISTORY:

    
    

        

     

   
     

    

       

        

    
     

       
          

       
         

     
     

            
     
     

        
       

     
    
    

     
         

     
     

    
    

   
   

         
         

     
Citizens for a Better Government v. Bay County, Inc.

Wright v. Frankel
Palazzo Las Olas Group LLC v. City of Fort Lauderdale

Feldman v. City of North Miami
Pompano Beach Community Redevelopment Agency v. Phillips

CRA v. 1843 LLC.
Bay County v. Town of Cedar Cove

City of Parker Community Redevelopment Agency v. State of Florida
1843, LLC v. City of Hollywood

Gil Eriksen Properties, LLC v. Pompano Beach Community Redevelopment Agency
Braman v. Miami Dade County

2010 Gogreve v. Delray Beach Community Redevelopment Agency 1
King v. Community Redevelopment Agency

Pompano Beach Community Redevelopment Agency v. Holland
City of Fort Lauderdale v. Scott
City of Fort Lauderdale v. Scott

City of Riviera Beach v. Riviera Beach Citizens Task Force
The City of Fort Lauderdale v. Hezzekiah Scott

United States of America v. David McLean
2014 Lozman v. City of Riviera Beach 1

2015 Miami Dade Grand Jury Report 1
2016 0
2017 Surf Works. LLC v. City of Jacksonville Beach 1
2018 Red Apple Hollywood, LLC v. MG3 Hollywood, LLC 1
2019 0

YEARS 59

2012 2

22013

2008 6

2009 2

2011 3

2007 3
2006-PRESENT

2008 
Parker CRA Versus the State

Bond Validation

2015
Miami Dade Grand Jury Report

"Behind every argument is 
someone's ignorance." ~ Louis 
Brandeis, US Supreme Court 

Justice.



End of CRA History



FLORIDA REDEVELOPMENT’S  FUTURE

David E. Cardwell Esq. Carol WestmorelandMurray Dubbins Esq.

BUILT ON AN INCREDIBLE FOUNDATION



When will the State amend The CRA Act Again?



FLORIDA REDEVELOPMENT’S FUTURE
GETTING OUR FACTS STRAIGHT

OR THEY WILL BE MADE UP 
FOR US.

In 2013, we calculated that ALL 
Florida CRAs accumulated 

$347,705,121 in increment Revenue.

In 2015, we calculated that ALL 
Florida CRAs accumulated 

$387,237,374.

We used CRA, CITY and COUNTY
Comprehensive Annual Financial 

Reports (CAFRs).



FLORIDA REDEVELOPMENT’S FUTURE
GETTING OUR FACTS STRAIGHT

OR THEY WILL BE MADE UP 
FOR US.

The Legislature’s Office on Program 
Policy Analysis & Government 

Accountability  (OPPAGA) presented 
$594,400,000 to the legislature.

OPPAGA’ s presentation (NOT 
REPORT) recommended some very 

negative improvement options, 

Yet….



FLORIDA REDEVELOPMENT’S FUTURE
GETTING OUR FACTS STRAIGHT

OR THEY WILL BE MADE UP FOR US.

10 YEARS EARLIER…

“Our review evaluated the effectiveness of 
urban infill and redevelopment areas in 

stimulating infill and redevelopment and 
strengthening urban centers.”

“We recommend that if the Legislature creates 
similar initiatives and grant programs in the 

future.”

-OPPAGA



FLORIDA REDEVELOPMENT’S FUTURE
WE CAN’T DO IT BY OURSELVES

The Florida League of Cities is our 
Best Defender! 

We appreciate you!

Take Advantage of the FRA
Redevelopment Academy.

To be reintroduced in October in association 
with a University of Central Florida 

partnership.

ASK WHO HAS TAKEN A COURSE?
CERTIFIED?

INTEREST IN A CRA BOARD MEMBER 
DESIGNATION?



FLORIDA REDEVELOPMENT’S FUTURE
WE CAN’T DO IT BY OURSELVES

ALL THE CIRCLES ARE FROM 
THE CITY OF PALMETTO



FLORIDA REDEVELOPMENT’S FUTURE

SPEAKING ABOUT OCTOBER

Attend the Annual Conference in Tampa

Take advantage of your membership

If you aren’t a member, become one…

WE NEED YOU!



CRA’s 50 Year 
Anniversary
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Ryan Matthews
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QUESTIONS FOR THE PANEL
FOR DATA EMAIL BURTON.JEFF@OUTLOOK.COM



Florida League of Cities 2019 Annual Conference
August 16, 2019

John A. Titkanich, Jr., AICP, ICMA-CM
City Manager



 Consistent with the ethics training for 
constitutional officers and elected 
municipal officers…beginning on 
January 1, 2020, CRA commissioners 
must complete 4 hours of ethics 
training each calendar year which 
addresses at a minimum:

 The Code of Ethics for Public 
Officers and Employees

 Public Records and Public Meeting 
Laws

 If you’re a City Councilmember or 
Commissioner and you’re a member of 
the CRA Board, you already comply with 
this requirement.

Section 163.367 (1), Florida Statutes
Section 112.3142 (2)(c), Florida Statutes



CRAs shall procure all commodities 
and services under the same 
purchasing processes and 
requirements that apply to the 
County or Municipality that created 
the agency.

Section 163.370 (5), Florida Statutes

 BE CERTAIN your City Purchasing Process and Policies are known 
by CRA Board and Staff. 
 Update your purchasing manuals to include CRAs.
 Ensure CRA staff receive training on your City’s purchasing 

and procurement policies.



 By January 1, 2020
 Publish on website Digital Map depicting boundaries 

and total acreage of CRA
 Changes to boundaries/acreage updated within 60 

days
 Beginning March 31, 2020 (and every year 

thereafter)
 File Annual Report with County or 

Municipality that created CRA
 Publish Annual Report on CRA's website
 Report must include:

1. Most Complete Recent Audit Report*
2. Performance Data (as of December 31st of reporting 

year)
3. Summary of what the CRA has achieved in 

its community redevelopment plan

Section 163.371, Florida Statues



1. Total number of projects 
started and completed and 
the estimated cost for each 
project.

2. Total expenditures from the 
redevelopment trust fund.

3. Original assessed real 
property values...day 
the agency was created.

4. Assessed real property 
values...as of January 1st 
of the reporting year

5. Total amount expended for 
affordable housing for low-
income and middle-income 
residents.

New Requirement
As of December 31st of the reporting year

Section 163.371 (2)(b), Florida Statutes



CRAs 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 20, 2039, whichever is earlier

 UNLESS, governing body that created the CRA approves 
its continued existence by a majority vote

 OR, if a CRA with outstanding bonds on October 
1, 2019, until the date the bonds mature
 CRA may not extend maturity date of bonds
 Governing body that created CRA must issue a new finding of 

necessity…limited to the timely meeting bond obligations

However, a CRA cannot extend beyond statutorily limit of 60 years (pre-2002) or 40 
years (post-2002)



Generally amended to provide the following:

 Effective October 1, 2019, moneys in redevelopment trust fund may be expended 
as described in the redevelopment plan and ONLY pursuant to the adopted annual 
budget by the CRA Board and consistent with revised section on expenditures.

1. Administrative and overhead expenses directly or indirectly necessary to implement 
redevelopment plan

2. Planning, surveys, and financial analysis...reimbursement to Governing Body for start-up costs
3. Acquisition of real property
4. Clearance and preparation of redevelopment sites and relocation of site occupants
5. Repayment of loans, advances, bonds, bond anticipation notes, and other forms of debt
6. Expenses connected to issuance, sale, redemption, retirement, or purchase of bonds
7. Development of affordable housing
8. Development of community policing innovations
9. Expenses that are necessary to exercise powers of CRAs granted under s. 163.370, F.S. and 

as delegated under s. 163.358, F.S.



Important provisions to note:

 CRAs shall submit its annual budget to the BOCC within 10 days after adoption and submit 
amendments of its annual budget to the BOCC within 10 days after adoption.

 CRAs with revenues or total expenditures of more than $100,000 shall provide for a financial 
audit...the audit MUST include a finding by the auditor as to whether the CRA is in 
compliance with authorized expenditures (s. 163.387 (6), F.S) and the use of 
remaining money on the last day of CRA fiscal year (s. 163.387 (7), F.S.)

 Returned to each taxing authority which paid the tax increment (proportionally)
 Used to reduce the amount of any indebtedness to which increment revenues are pledged
 Deposited into an escrow account for the purpose of later reducing any indebtedness; or
 Shall be appropriated to a specific redevelopment project. The funds appropriated for such project MAY 

NOT be changed unless the project is amended, redesigned, or delayed, in which case the funds must be 
reappropriated in the next annual budget adopted by the CRA (eliminated former 3 years 
completion requirement).

 The annual financial report and audit report must be submitted to the Department of 
Financial Services and a copy of the audit report to each taxing authority.



CRAs that have reported no revenue, no 
expenditures, and no debt for 6 consecutive 
years (beginning no earlier than October 
1, 2016) must be declared inactive 
by the Department of Economic Opportunity
 Governing board of CRA declared inactive may 

seek to invalidate the declaration

Section 163.3756, Florida Statutes



John A. Titkanich, Jr., AICP, ICMA-CM
jtitkanich@cocoafl.org



Community Redevelopment Act
What the 2019 Legislative Changes Mean to Your City/CRA

Required Ethics Training
Consistent with the ethics training for constitutional 
officers and elected municipal officers…beginning on 
January 1, 2020, CRA commissioners must complete 4 hours of 
ethics training each calendar year which addresses at a minimum:
 The Code of Ethics for Public Officers and Employees
 Public Records and Public Meeting Laws
Section 163.367 (1), Florida Statutes; Section 112.3142 (2)(c), Florida Statutes

Reporting Requirements
By January 1, 2020
 Publish on website Digital Map depicting boundaries and total acreage of CRA
 Changes to boundaries/acreage updated within 60 days

Beginning March 31, 2020 (and every year thereafter)
 File Annual Report with County or Municipality that created CRA
 Publish Annual Report on CRA's website 

Report must include:
 Most Complete Recent Audit Report*
 Performance Data (as of December 31st of reporting year) 
 Summary of what the CRA has achieved in its community redevelopment plan

Section 163.371, 
Florida Statues

CRAs 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 20, 2039, whichever is earlier
 UNLESS, governing body that created the CRA approves its continued existence 

by a majority vote
 OR, if a CRA with outstanding bonds on October 1, 2019, until the date the 

bonds mature
 CRA may not extend maturity date of bonds
 Governing that created CRA must issue a new finding of necessity...limited to 

timely meeting bond obligations
However, CRA cannot extend beyond the statutorily limit of 60 years (pre-2002) or 40 years (post-2002)

Termination of CRAs

1 Total number of projects 
started and completed 
and the estimated cost 
for each project.

2Total expenditures from 
the redevelopment trust 
fund.

3 Original assessed real 
property values...day the 
agency was created.

4 Assessed real property 
values...as of January 1st 
of the reporting year.

5
Total amount expended 
for affordable housing 
for low-income and 
middle-income 
residents.

Section 163.371 (2)(b), Florida Statutes
Performance Data 

Procurement of Commodities and Services
CRAs shall procure all commodities and services under the same 
purchasing processes and requirements that apply to the County or 
Municipality that created the agency.
Section 163.370 (5), Florida Statutes

BE CERTAIN your City Purchasing Process and Policies are known by 
CRA Board and Staff. 
 Update your purchasing manuals to include CRAs.
 Ensure CRA staff receive training on your City’s purchasing and 

procurement policies.

Redevelopment Trust Fund – s. 163.387, Florida Statutes

Inactive 
CRAs 

Section 163.3756, Florida Statutes

Generally amended to provide the 
following:
Effective October 1, 2019, moneys in 
redevelopment trust fund may be expended 
as described in the redevelopment plan and 
ONLY pursuant to the adopted annual 
budget by the CRA Board and consistent 
with revised section on expenditures.

 Administrative and overhead expenses 
directly or indirectly necessary to 
implement redevelopment plan

 Planning, surveys, and financial 
analysis...reimbursement to Governing 
Body for start-up costs

 Acquisition of real property
 Clearance and preparation of 

redevelopment sites and relocation of 
site occupants

 Repayment of loans, advances, bonds, 
bond anticipation notes, and other forms 
of debt

 Expenses connected to issuance, sale, 
redemption, retirement, or purchase of 
bonds

 Development of affordable housing
 Development of community policing 

innovations
 Expenses that are necessary to exercise 

powers of CRAs granted under s. 
163.370, F.S. and as delegated under s. 
163.358, F.S.

Important provisions to note:
 CRAs shall submit its annual budget to the BOCC within 10 days after adoption and 

submit amendments of its annual budget to the BOCC within 10 days after adoption.

 CRAs with revenues or total expenditures of more than $100,000 shall provide for a 
financial audit...the audit MUST include a finding by the auditor as to whether the 
CRA is in compliance with authorized expenditures (s. 163.387 (6), F.S) and the use of 
remaining money on the last day of CRA fiscal year (s. 163.387 (7), F.S.)

 Returned to each taxing authority which paid the tax 
increment (proportionally)

 Used to reduce the amount of any indebtedness to which increment revenues 
are pledged

 Deposited into an escrow account for the purpose of later reducing 
any indebtedness; or

 Shall be appropriated to a specific redevelopment project.  The funds 
appropriated for such project MAY NOT be changed unless the project is 
amended, redesigned, or delayed, in which case the funds must be 
reappropriated in the next annual budget adopted by the CRA (eliminated 
former 3 years completion requirement).

 The annual financial report and audit report must be submitted to the Department of 
Financial Services and a copy of the audit report to each taxing authority. 

Prepared by the City of Cocoa as an overview of legislative changes for 2019. 
For specific questions about your CRA, consult with your CRA Attorney.

John A. Titkanich, Jr., AICP, ICMA-CM, jtitkanich@cocoafl.org



EDUCATING TALLAHASEE ON COMMUNITY 
REDEVELOPMENT AGENCIES
FLORIDA LEAGUE OF CITIES ANNUAL CONFERENCE

AUGUST 16, 2019  



WHAT TALLAHASSEE BELIEVES…



THE GENESES OF 2019 
CRA LEGISLATION

• The root of the ire of the 
Florida Legislature began in 
2015, with the release of a 
Florida Auditor General 
Report critical of CRA 
agencies



FLORIDA AUDITOR GENERAL RECOMMENDATIONS:

• Finding No.1: Current law could be enhanced to be more specific as to the types of expenditures that qualify for undertakings 
of a community redevelopment agency (CRA).

• Finding No. 2: Current law could be enhanced to provide county taxing authorities more control over expenditures of CRAs 
created by municipalities to help ensure that CRA trust fund moneys are used appropriately.

• Finding No.3: Current law could be enhanced to require that all CRAs, including those created before October 1, 1984, are 
subject to statutory provisions that specify authorized uses of CRA trust fund moneys.

• Finding No. 4: Current law could be enhanced to allow CRAs to provide for reserves of unexpended CRA trust fund balances 
to be used during financial downturns.

• Finding No. 5: Current law could be enhanced to promote compliance with the audit requirement in Section 163.387(8), Florida 
Statutes, and to require such audits to include a determination of compliance with laws pertaining to expenditure of, and 
disposition of unused, CRA trust fund moneys.



MIAMI-DADE GRAND JURY REPORT

• Also in the Spring of 2015 the State Attorney for Miami-Dade County issued a Grand 
Jury report highly critical of Miami-Dade CRAs recommending:

• Mandatory civilian membership on CRA boards

• Mandatory county commission membership on CRA boards

• A statutory cap on administrative expenditures

• That CRAs be required to use the procurement process of the city or county that created 
the CRA

• A mandatory 10-20% affordable housing set aside

• Biannual ethics training



OPPAGA

• In February of 2017 the Florida Legislature’s Office of Program Policy Analysis and 
Governmental Accountability made a presentation to the Florida House Local 
Government Committee echoing many of the recommendations made by the Grand Jury 
and the Auditor General.



JAMES MADISON INSTITUTE

• In the December 6, 2017, Journal of The James Madison Institute (JMI) an article was published entitled 
“Community Redevelopment Agencies Stifle Urban Development.” 

• The Koch brothers organization Americans For Prosperity has consistently supported Florida CRA bills. 
Among other items, the article stated:

• The combination of the broad mandate of CRAs to redevelop blighted areas, their ability to make targeted public 
investments in private businesses, and their lack of accountability and transparency make them especially 
vulnerable to corruption and mismanagement.

• As currently structured, many community redevelopment agencies divert funds from vital public services to pet 
projects of well-connected local elites.

• CRAs may be inconsistent with an appropriate role of government in a market economy.As redevelopment 
agencies attempt to increase real-estate prices to boost property tax revenue, they may distort market prices 
and encourage a misallocation of scarce resources from productive to relatively less productive uses.



FLORIDA LEGISLATURE

• First draft in 2017

• Prohibited any expenditure on new projects after October 1, 2017

• Imposed an 18% cap on administrative expenses

• Prohibited expenditures on festivals, grants to not for profits or expenditures to promote tourism

• Recreated the current exemplary list of authorized expenditures as an exclusive list, thereby 
prohibiting expenditures even for basic infrastructure projects.

• Mandated all civilian boards for CRAs

• Required 2 civilian members on CRA boards

• Required that counties have board membership proportional to their TIF contribution



LEGISLATURE CONTINUED…

• Prohibited the creation of new CRAs

• Required a special act of the Florida Legislature to create a CRA

• Required a 2/3rds supermajority of the voters of the entire county to create a CRA

• Required a supermajority of the city or county to create new CRAs or to extend the life of a CRA 
beyond 2039

• Required a very long, very detailed annual report, including requiring the inclusion of substantial 
information which is not readily available

• Imposed a very extensive, highly bureaucratic lobbyist registration process

• Required that CRA budgets be submitted to the county 60 days prior to adoption



WHAT HAPPENED?

• Not often an association can kill a Speaker priority two years in a row

• Members of FRA spent significant time educating members of the legislature

• Legislation by anecdote is not a recipe for policy success

• Personal connections were utilized by elected and non-elected (staff) with policy makers

• Final product is pragmatic from a transparency and accountability standpoint

• Best practices adopted and followed by membership

• FRA leadership engaged 



THE END?

Ryan Matthews

301 S. Bronough St, Suite 500

Tallahassee, Florida 32302

Ryan@psmfl.net
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