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A Message from the Director

Jon Ward

Fiscal Year 2012 was another year that required that the FPRA be nimble
and opportunistic. Still in the throes of the current economic malaise
which continued to depress property values, on which the Tax Increment
Financing (TIF) of our projects is based, the Agency devoted all of its
TIF income towards the payment of long term debt. Projects relied on
our ability to secure grant funding from other sources.

Neighborhood Stabilization Program (NSP)
As noted in the 2011 FPRA Report, the City
was able to secure Federal NSP-1 funding in
the amount of $2,095,000 in FY 2010. Designed to acquire abandoned and foreclosed
properties, rehabilitate them and offer them
for sale to income-qualified clients, the City
signed an Interlocal Agreement with the FPRA
to execute the program. 2012 saw the final
renovation of three single-family homes and
two apartment buildings. The three homes
were listed with a local realtor for marketing
and, as of this writing, one has been sold and
closed and we have a signed contract for the
purchase of a second home. The two apartment buildings, located at 1116-1122 Orange

NSP Property
1116 Orange Avenue
BEFORE

Avenue, were developed as a campus
and are being offered to the Fort
Pierce Housing Authority for management and ownership. As part of the
NSP rules, all income produced by
the rentals of the apartments must
be reinvested in the repair and ongoing maintenance of the complex.

AFTER

The public benefit of renovating
these properties has been significant.
All three single family homes were
sitting vacant and overgrown. In
particular, the home at 827 Atlantic
had been deserted for years and had
suffered a fire, which destroyed much of the first floor interior. This structure was negatively
impacting an entire neighborhood, providing a haven for drug users and homeless drifters.
Although still unsold, as of this writing, I was recently approached by a local realtor, who had
Page 3

just sold the home across the street. She told me that the main reason that her home had sold
was the fact that we had saved 827 Atlantic and cleaned up the neighborhood.
Thinking outside of the box led us to choose
two small apartment buildings to rehab, in
lieu of investing all of the NSP funding into
single-family homes, as was the approach in
most communities. The primary reason was
that these buildings, classic apartments built
in the early 1920’s, had been sitting vacant
on a major corridor into our City and were
overrun with homeless squatters. Drug paraphernalia was abundant and the buildings
were being stripped of their wiring and
plumbing materials for illegal resale. Private
2618 S. 10th Street

sector developers were not interested in the
properties because the cost of rehabbing the
buildings was prohibitive. These structures
were destined to sit abandoned and
unsightly until being eventually demolished.
As the fiscal year closed, all construction
activities of the NSP work were concluded
and 2013 will see the transfer of the Orange Avenue apartments to the FPHA and
the sale of the final single family home.
Former King Power Plant Brownfield
Cleanup
After demolition of the outmoded former
electric generating facility in 2008, the
Fort Pierce Utilities Authority transferred
ownership of the property to the FPRA in
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2009, for cleanup of the environmental contamination at the site and eventual redevelopment.
Reports furnished by Utilities Authority consultants indicated that the remaining contamination
at the site was relatively minor. That proved not to be the case, as testing performed by the
FPRA’s consultant engineers in 2010 and 2011 revealed significant issues that far exceeded the
initial reports.
In 2012, the FPRA’s consultant, Cardno TBE, determined that no further cleanup activities
should be required on Parcel 3, west of Second Street. Interim Source Removal (ISR) activities
on Parcel 2, north of Moore’s Creek, removed several hundred tons of petroleum-contaminated
soils and Cardno believes that no further activity, other than the installation of water quality
monitoring wells, will be required on
that parcel. Elevated levels of PCBs
were located in a widespread area of
the main site, Parcel 1. Some of the
contamination was found to be at
levels that required the enrollment of
the site in the EPA’s Toxic Substances Cleanup Act (TSCA) program,
requiring the soil to be transported to
a special disposal site at Emile, AL
when eventually removed. In an effort to reduce remediation costs,
Cardno is conducting further tests to
identify the specific amount of material to be removed. ISR activities on
Parcel 1 will re-commence in April,
2013.
Thus far, all activities have been
funded with $1 million worth of various Federal assessment and cleanup
grants. The EPA grants expire in
June, 2013 and all Federal funds will
have to be used prior to that time.
At that point, all costs that are not
covered by additional grants will be borne by the Utilities Authority. Remediation to residential
standards is estimated to cost an additional $3 million.
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During 2012, the King site was enrolled in the Florida Brownfields program, after the execution of
three Brownfield Site
Rehabilitation AgreeParcel 2
ments (BSRAs). This
is a requirement to
secure the benefits
of the State program, including Voluntary Cleanup Tax
Credits (VCTC). The
VCTC program allows
the FPRA to recover
50% of the eligible
costs of remediation
per year, up to a
ceiling of $1 million.
Because the State
caps the VCTC program at $1 million
and the cleanup is
currently estimated to cost as much as $3 million, the cleanup will take another three years to
complete to take full advantage of the VCTC credits. A removal plan is currently being developed
to give the public gradual access to the parcel as the remediation proceeds.
Fisherman’s Wharf
In November, 2011, staff was approached by a local commercial fish processor regarding leasing a
portion of the uplands parcels at the Agency’s Fisherman’s Wharf marina for the construction of a
building to house their operation.
After due
diligence, the firm decided that it could not afford the
project. In early 2012, staff was again approached
by Chicago-based developers DGCC, LLC, with an
idea to develop a “working waterfront” destination
that would underpin the local fishing industry and
create an eco-tourism destination where locals and
tourists could view the activities at the commercial
docks. The developers had assembled a group of
existing local businesses, including the fish
processor who had initially approached the
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Agency, and also proposed a slate of additional assets to be constructed at the marina, including
a new 6,000 square foot restaurant. To conform to property disposal regulations, the FPRA
Board authorized issuance of an RFP in May, 2012. Two respondents made proposals and the
staff and FPRA Board approved of the one developed by DGCC. After months of negotiations,
the RFP was cancelled in January, 2013 because the proposal did not meet sufficiency, as
determined by the Board.
As an element of potentially developing Fisherman’s Wharf, the King Plant site and other waterfront assets, staff attended a series of State-sponsored Florida Working Waterfront meetings in
Steinhatchee and Crystal River to study issues surrounding this unique form of redevelopment.
Fisherman’s Wharf is also the target of an ongoing lawsuit by a rival marina. Because it is an
ongoing legal issue, staff cannot comment on the particulars of the case and only mentions it to
point out that the litigation has caused the Agency to incur a considerable legal cost to defend its
position.
Other Capital Projects
The FPRA was involved in a number of issues surrounding assets owned by the Agency.
Kings Inn: The Kings Inn at 414 Avenue D is a landlocked property owned by the FPRA. The
building has no dedicated parking or room for any improvements other than to the building,
itself. The property to the east of the building, which fronts on US Hwy. 1 is in foreclosure.
Using CDBG funds, staff attempted to acquire the additional land through means of a short sale,
but the bank will not discount the selling price nor will it split up the parcel as of this writing.
Jetty Park: The FPRA sold, for costs incurred, the one acre parcel to the west of Jetty Park,
acquired from Stan Oginz in 2010, to the City to provide ROW for the Seaway Drive/A1A roundabout. The park is currently under construction, anticipating completion in June, 2013. As an
element of the park development requirements in the FCT grant, staff has developed three
elements of a planned Amphibious Base cultural trail to be installed in the park.
Old St. Anastasia School: As an element of the State Department of Emergency Management’s wind mitigation program, staff has applied for funding to replace all existing windows in
this historic structure with large impact resistant glazing, replicating the existing original double
hung windows. At this time, we await final approval from the DEM. On a related note, the
CDBG plan has dollars approved to repair the concrete columns, to replace the existing doors
and point up the southern façade of the building. We are holding on the improvements, pending
the replacement of the windows.
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Other Issues
The FPRA Board supported enlarging the FPRA’s geographic boundaries in 2008, hired a
consultant and prepared an update to the Redevelopment Plan in 2009. As the City’s property
values plummeted in the ensuing period, a decision was made to hold on the enlargement until
the Board felt we had reached the bottom of the descent in values. The City Commission
confirmed support for this concept again at their regularly scheduled meeting on February 21,
2012. As we believe that we have finally leveled out, the subject will be revisited in 2013.
Lincoln Park Main Street (funded by this Agency) settled the outstanding lawsuit with their
former Director in 2012.
The pilot crime prevention camera project, started in 2007, as a partnership between the FPRA
and the FP Police Department, was terminated in 2012.
As an ongoing element of the partnership between St. Lucie County and the FPRA to develop the
Intermodal Bus Terminal at 8th Street and Avenue D, staff continues to participate in the SLC
Transportation Alliance to develop access to public transportation, especially for the challenged
ridership.
The FPRA continues to fund undergrounding of power lines and landscaping improvements to
the final section of the multi-year A1A rebuild on South Hutchinson Island.

Photo credits: cover, page 3 NSP apartments, page 4 NSP home by Danielle
Dixon. Staff photo and back cover photo by Anne Satterlee. Page 5: former King
Power Plant by provided by FP Engineering Department. Page 6: King parcel 2 ISR activities by
Greg Schultz, Cardno TBE.

Fisherman's Wharf proposal by Greg Boggs, Lucido & Assoc.

Page 12: Moore's Creek Linear Park, before and after provided by Fort Pierce Engineering Dept.,
Page 9: Photos and logo, US Navy/St. Lucie County Regional History Center/Harry Quatraro and
Page heading photographs of the floor details at 1116 Orange Avenue and mature trees at
Atlantic by Danielle Dixon. FPRA Annual Report designed by Sue Korunow.
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onstruction on the development of
Jetty Park began in late 2012 and will
be complete by mid-2013. One of
the requirements of the Florida Communities Trust grant, used by the FPRA to
acquire the “Rollins parcel” was to install
educational kiosks that describe the history of
the site.
During World War Two, from
1943-1946, the Navy established an amphibious training base on 900 leased acres on
North and South Hutchinson Island in Fort
Pierce. Black and white photographs, taken
during the war and furnished to us by the St.
Lucie County Regional History Center’s Harry
Quatraro and hand-tinted by graphic
designer Heidi Rich will illustrate three
panels installed as the first elements of an
anticipated Amphibious Base cultural trail.
It will celebrate Fort Pierce’s role as an
“invasion cradle” and salute the 110,000
men who trained here. These photos are
examples of the kind of material that the
graphic-rich kiosks will contain.
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Financial Reports
The following charts indicate the expenditure of annual sources of revenue, such as
the TIF dollars, derived from ad valorem taxes as well as other annualized resources,
such as grants and lease payments from assets that the Agency owns, such as
Cobb’s Landing restaurant or the Fisherman’s Wharf Marina.
Note that the Agency has additional sources of revenue which do not appear on the
annual operational budget. The predictable stream of ad valorem taxes allowed the
Agency to issue bonds for major capital projects. These bonds are expended over a
period of time, dependent on project requirements, and are not tied to annual resources. Additionally, the Agency secured a Sunshine State loan in 2007, which was
also expended for major capital projects, such as the construction of the downtown
parking garage and office tower. Balances of these resources and their uses appear
on the quarterly FPRA financial reports.
FORT PIERCE REDEVELOPMENT AGENCY BOND ACCOUNT
CASH & INVESTMENTS STATEMENT
Beginning Available Cash & Investments
Plus Income:
Interest (FY 2012)
11,612
Transfer from Operating
74,754
Total Income
Less Monthly Expenditures:
194,219
Total Expenditures:
Current Cash & Investment Balance
BOND ACCOUNT PROFIT & LOSS STATEMENT
Original
Revised
Received
Resources (Income)
Budget
Budget
LTD
Bond Proceeds
40,577,052 40,577,052 40,577,052
Florida Community Trust (Rollins)
3,200,000
2,966,734
2,966,734
Florida Community Trust (Moore)
1,941,394
1,941,394
Boys & Girls Club
1,000,000
1,000,000
1,000,000
Interest
1,274,195
1,308,636
1,308,636
Grant & Misc
648,260
1,386,823
1,183,823
Transfer from General Fund
372,500
1,179,741
1,179,741
Total Income
47,072,007 50,360,380 50,157,380

Original
Budget
673,617
473,823
880,772
750,000
100,000
10,750
1,260,000
65,000
203,623
75,000
4,492,585

Resources Used (Expenses)
Moore's Creek Park
A1A Lighting/Landscape
Northwest Pioneer Park
Ave D Bus Terminal
Land & Fill
Fisherman's Wharf
A1A (Phase 1) Underground Electric
Avenue Q Sewer Project
Harbor Isle Roundabout
Jetty

Projected Cash & Investments

Revised
Budget
673,617
473,823
875,043
388,964
100,000
10,750
1,260,000
62,647
203,623
76,101
4,124,568

Expended
LTD
219,737
284,535
875,043
388,964
100,000
10,750
930,829
62,647
203,623
76,101
3,152,229

$

558,842

86,366

$

194,219
450,989

Unrealized
Balance
203,000
203,000

Encumbrance
Balance
453,880
189,288
329,171
972,339
(318,350)

2011 - 2012 Financial Report
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2011 - 2012 Financial Report
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Why Does the Fort Pierce Redevelopment Agency Exist?
Beginning in the early 1960’s, most of America’s traditional downtown areas were challenged by
what we now refer to as “urban sprawl.” With cheap and plentiful gasoline, good roads and the
development of far-flung suburban neighborhoods, the historic central business districts began to
lose tenants to the new “strip” centers or an evennewer phenomenon, the “mall.” Classic central
city neighborhoods, once so convenient to downtown, bega to lose their appeal, as baby-boomers
relocated to the new bedroom communities on the
edges of town and were often heard commenting
how “this used to be ‘way out in the country.”
Once-busy Main Streets became ghost towns.

With the flight of retailers, often times the only
things left open in historic downtowns were
courthouses and government offices. In the
close-in neighborhoods, renters began to replace
owners and property values deteriorated. Deferred property maintenance began to turn once
-proud communities into blighted slums. Crime
increased. The implied social contract that cities
hold with their residents was broken. This same
scenario played out not merely here in Fort Pierce, but all across America.
With its eyes planted firmly on the future, the City of Fort Pierce became decidedly pro-active.
First creating a Downtown Redevelopment Corporation to study the issues of a declining downtown, the City went on to form the Fort Pierce Redevelopment Agency, a dependent special district of the City of Fort Pierce, in 1982. Initially focused strictly on the historic central business
district, the Agency’s boundaries were expanded to include several close-in neighborhoods in
1995 and again in 1996. The City also held a series of professionally-run planning charrettes during this vision-making period, to develop long-term strategies for the redevelopment of other
areas of municipal concern. A major expansion of the Agency’s territory took in the Lincoln Park
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neighborhoods as well as South Beach on South Hutchinson Island in 2001. Recognizing the
growing role that the FPRA played in shaping the City’s future, the City Commissioners decided to
replace the volunteer Board of Directors that had guided the Agency since its inception, with a
new Board, comprised of the City Commissioners, assuring the public’s policy input through its
elected representatives. During the 2007-08 fiscal year, the City commissioned a Finding of Necessity, the first step in considering still additional territory for the Agency. Action will be taken to
implement the recommendations of that study when property values stabilize.

Where Does the Money For the Agency Come From?
To understand that, you must first understand how a Community Redevelopment Agency works.
Initially, the local element of government, in this case, a city or county, must determine that certain conditions exist that would be considered slum or blight. To do this, they undertake a study,
known as a Finding of Necessity. If the findings of the study are accepted, a redevelopment plan,
the guiding document for the proposed agency, is drafted. The plan defines the specific geographic boundaries of the agency, such as, in the instance of the FPRA, from Georgia Avenue on
the south to Avenue Q on the north, west to 33rd Street and east, through and including South
Hutchinson Island, as far south as Melaleuca. In the
year that the plan is accepted, the property values within
those specific geographic boundaries are “frozen” (for
the purpose of determining how ad valorem tax proceeds
will be divided in future years) and that becomes the
floor taxable value for properties within the agency.
From that point forward, as property values rise, often as
a result of work done by the agency, 95% of the difference in the frozen floor ad valorem tax values and the
increased ad valorem tax values is placed in a trust fund,
to be spent on projects specifically contained within the
FPRA Boundaries
geographic boundaries of the agency. This is known as
Tax Increment Financing or TIF.
In the case of the FPRA, not only is the City’s portion of the ad valorem tax invested in the trust
fund, but the County’s portion is also captured, making St. Lucie County a valuable funding partner in everything that this Agency accomplishes.

Is It More Expensive For Me to
Live Within the FPRA?
No. Your taxes are precisely the same. All it means is that the ad valorem taxes gathered by the
local government, instead of being placed into two big general funds, are placed specifically in a
trust fund to be spent on projects that will benefit property within the Agency’s boundaries.
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Residents and officials dedicate the
NSP Orange Avenue Apartment project.

L to R: Mr. Gaines (son of former owners of 1116 Orange Avenue), Mr. and Mrs. Jack
Crain (first Fort Pierce home was apartment in 1116 Orange Avenue), FPRA Board
Members City Commissioner Rufus J. Alexander and Mayor Robert J. Benton, FPRA
Director Jon Ward, FPRA Board Member City Commissioner Tom Perona, St. Lucie
County Commissioner Chris Dzadovsky and Fort Pierce Housing Authority Deputy
Director Andrea Kochanowski cut the ribbon at 1122 Orange Avenue.
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