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Executive Summary
Founded in 1827 along the Chipola River in Jackson County, Florida, the City of Marianna once served as the
epicenter of the State’s burgeoning cotton industry and was comprised of vast areas of southern plantation and
agricultural fields. Today the City has a strong sense of old Florida character, numerous historic commercial and
residential properties remain throughout the city helping Marianna maintain its small-town feel. Traditional city
blocks and tree canopy covered sidewalks add to the quaint charm.
Today, Marianna and its surrounding areas are predominantly based around agriculture and eco-tourism. Bisected
by US 90, adjacent to I-10, and approximately one-hour west of Tallahassee, access to Marianna is relatively easy
however, the largely rural character of Jackson County and surrounding areas has limited economic growth over
the years.
Like many rural communities, Marianna has suffered economic challenges and a population base that has ebbed
and flowed over the past few decades. A decline in commercial uses, limited job growth, and a myriad of other
factors have exacerbated Marianna’s decline. Subsequently economic hardship has spread over the years beyond
Marianna’s commercial core and into adjacent or nearby residential neighborhoods.
In 1993, in response to the continued economic decline of the City, the Marianna City Commission established the
City’s Community Redevelopment Agency (CRA) and related redevelopment plan that focused largely on the US 90
commercial district on the east side of the City. Years later, Marianna joined the Main Street Florida Community, a
state-wide program aimed at revitalizing historic downtowns throughout the state in order to encourage economic
development and historic preservation. Given the shared goals of the City’s Main Street endeavor and Community
Redevelopment Area, the City of Marianna decided to have the Main Street Marianna Committee serve as an
advisory board to the CRA.
Despite these accomplishments significant need remains. Recent outward migration from the City, an aging
population, limited job opportunities, high poverty rates, and limited housing options present significant challenges
for Marianna today and moving forward. This need has become particularly apparent over the last many years
in the western end of the city. Further exacerbating these circumstances, in October 2018 Hurricane Michael made
landfall in Florida’s panhandle, just fifty miles south of Marianna, as a category 5 storm. Michael was the first Category 5
storm to make landfall in the United States since Hurricane Andrew in 1992 and the fourth strongest hurricane to make
landfall in US history.
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The aftermath of Hurricane Michael revealed over $25 billion dollars in damage across the southern United States with over $18 billion dollars of
that damage occurring in the Florida panhandle alone. Recovery from Michael is expected to take years as the National Oceanic and Atmospheric
Administration (NOAA) estimates that due to swaths of strong inland winds, close to 400 buildings were reportedly destroyed in Jackson County
with over 600 more buildings suffering major structural damage. These damages to commercial businesses and private residences, along with
significant damage to agricultural crops, has led to additional significant decline in both industry and population in the City of Marianna. While it is
assumed some residents and jobs may return to Marianna over time, others may not.
Successful redevelopment and long term recovery efforts in Marianna will require an “all hands on deck” approach coupled with rigorous,
comprehensive redevelopment programs that encourage public and private reinvestment in the community. For the purpose of evaluating the
general redevelopment needs of the community, the area within the City generally delineated by US 90 to the north, Borden Street to the east,
South Street to the south and Pennsylvania Avenue to the west was analyzed.
Quantitative data and visual surveys contained herein of the study area assist in proving that redevelopment needs are evident throughout the
entirety of the area. However existing land use patterns that are predominated by residential uses, limited development opportunities for tax
increment revenue, and a variety of other factors further identified within this Finding of Necessity study (FoN) suggest a smaller and more focused
area should be identified as a future redevelopment area.
Conditions of slum and blight as defined by section 163.340, Florida Statutes are found to be present within the proposed redevelopment area
including:
•
•
•
•
•
•

Substantial number of deteriorated or deteriorating structures
Conditions that endanger life or property by fire or other causes, or which are leading to economic distress
Predominance of defective or inadequate street layout, parking facilities, roadways, bridges, or public transportation facilities;
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;
Unsanitary or unsafe conditions;
Deterioration of site or other improvements;
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Community Redevelopment Act
The Community Redevelopment Act of 1969 (Chapter 163, Part III, Florida Statutes) (the Act) was enacted by the Florida Legislature as a tool for local
communities to combat slum and blight. Within this statutory framework, a community may establish a Community Redevelopment Agency, Redevelopment
Plan and Redevelopment Trust Fund to use in addressing slum and/or blighted conditions that are detrimental to, and act as impediments to achieving
socially and economically successful communities.
“Redevelopment” as identified within the ACT includes “undertakings, activities, or projects of a county, municipality, or community redevelopment agency
in a community redevelopment area for the elimination and prevention of the development or spread of slums and blight, or for the reduction or prevention
of crime, or for the provision of affordable housing, whether for rent or for sale, to residents of low or moderate income, including the elderly, and may
include slum clearance and redevelopment in a community redevelopment area or rehabilitation and revitalization of coastal resort and tourist areas that
are deteriorating and economically distressed, or rehabilitation or conservation in a community redevelopment area, or any combination or part thereof, in
accordance with a community redevelopment plan and may include the preparation of such a plan.”
A “Community Redevelopment Area” is further defined as “A slum area, a blighted area, or an area in which there is a shortage of housing that is
affordable to residents of low or moderate income, including the elderly, or a coastal and tourist area that is deteriorating and economically distressed due
to outdated building density patterns, inadequate transportation and parking facilities, faulty lot layout or inadequate street layout, or a combination thereof
which the governing body designates as appropriate for community redevelopment.”
Prior to establishing these, a community must first determine that the proposed Redevelopment Area exhibits slum and/or blight and meets certain conditions
included within statutes. This is completed through a Finding of Necessity which demonstrates the existing need through visual and data analysis.
Following adoption of the resolution establishing a legislative finding that conditions in the proposed redevelopment area meet statutory requirements as
evidenced through the Finding of Necessity, there are multiple actions required by the City Commission prior to utilizing the redevelopment powers set forth
in the Act. Such actions include the following:
1.
2.
3.
4.

Creation of a redevelopment plan
Review of the redevelopment plan by the local planning agency
Approval of the redevelopment plan by the City Commission*
Creation of the Redevelopment Trust Fund by City ordinance*

*Requires mailed notice to taxing authorities and public hearing
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Establishing Blight
Section 163.340 of the Act defines the criteria necessary to determine whether an area exhibits the conditions of slum and/or blight that are required to be
demonstrated in the FoN.
The Act defines a “Slum Area” 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
obsolescence, 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.”
The Act defines a “Blighted Area” 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;
(g) 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;
(j) 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;
(l) 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.”
Finding of Necessity - May 2020
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Existing Downtown Redevelopment
On June 9, 1993 the City Commission of the City of Marianna established a community redevelopment agency (CRA) to exercise the redevelopment powers
set forth in the Act. Thereafter, the City Commission established its existing Downtown Redevelopment Area to address ongoing deterioration within the
City’s downtown commercial district, and approved a redevelopment plan and redevelopment trust fund for such area.
In 1995, the City amended the redevelopment plan for the Downtown Redevelopment Area to integrate the newly established Main Street Marianna
Committee and revitalization of Marianna’s historic downtown through economic development and historic preservation. The City subsequently designated
the Main Street Marianna Committee as a citizens advisory board to the City.
The Downtown Redevelopment Area is generally bound by Russ Street to the west, Burton, Clinton, and Broad Street to the north, Rivertown Community
Church to the east and Franklin Street and the railroad tracks to the south. In total, the area encompasses approximately +/- 402 acres of land consisting
of mostly commercial uses along US 90 as well as limited residential and industrial uses.
Key deficiencies identified in the redevelopment plan for the Downtown Redevelopment Area to be addressed through continued redevelopment efforts
include the rehabilitation of commercial buildings and improvements to parking and pedestrian facilities, water and sewer facilities, overhead utilities, and
parks and open space throughout the City.
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Figure 1 - Existing Downtown Redevelopment Area
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Overview of Proposed West End Redevelopment
The City of Marianna identified a general area within the City to be evaluated for future redevelopment potential. The area is referred to in this study as the
West End Redevelopment Area and is generally delineated by US 90 to the north, Borden Street to the east, South Street to the south and Pennsylvania
Avenue to the west, and encompasses approximately +/- 695 acres. Following in-person site visits of the area and City as a whole and data gathering and
analysis, multiple potential redevelopment area options were identified and recommended. Following further review with City staff and officials, a single,
proposed redevelopment area boundary was determined.
To comply with statutory requirements, a Finding of Necessity (FoN) is required in order to establish a new redevelopment area. This document serves that
statutory purpose and demonstrates that conditions in the proposed redevelopment area meet the requirements necessary as further defined in section
163.335 of the Act. Adoption of a City resolution concurring with this FoN is required prior to creation of the new redevelopment area and plan.
The following pages further describe the data evaluated and data sources utilized in this analysis. Some data is specifically intended to support the criteria
of slum and/or blight evident within the area, pursuant to statutory requirements, while additional data is included that generally describes overall conditions
within the redevelopment study area. Following this site analysis specific findings and supporting narrative related to the proposed redevelopment area are
included along with supportive photographs of the site and tables where appropriate.

Finding of Necessity
A municipality or county may designate a community redevelopment area if it determines that conditions of slum and/or blight, as defined in the Act exist
within the area. The specific goals and objectives related to the designation vary from community to community; but in general, the designation serves as
a mechanism to stimulate housing supply, economic growth , and community development or redevelopment.
Prior to exercising the powers conferred by the Act, a county or municipality must make a finding of necessity, determined by way of resolution, that
conditions of slum and/or blight, as defined in the Act, exist in an area. Therefore, the purpose of this report is to provide data sufficient to substantiate the
City Commission’s determination that conditions of slum and/or blight do exist in the study area.
This report is presented in sequence. First, a summary of the findings of this report is presented. Second, key statutory definitions related to the designation
of a redevelopment area are provided. Next, the general characteristics of the area are discussed. Finally, research findings regarding the existence of
conditions of slum and/or blight are presented. Throughout this report, maps, tables and photographs are utilized to document existing conditions within the
area.
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Preliminary Analysis
Preliminary analysis as part of this FoN focused on both physical and economic conditions within the broader area of Marianna located south of US 90, west
of Borden Street, north of South Street and generally east of Penn Avenue.
Key aspects of the analysis include an initial visual analysis of roadways, sidewalks and related infrastructure, unsafe conditions, site deterioration, and
building code violations and also a quantitative analysis of socioeconomic data.
Socioeconomic data was obtained from the US Census Bureau, The Bureau of Labor Statistics, the City of Marianna, and Jackson County and assisted
in comparing census block groups #4132, #4134, and #4135 that generally encompass the study area to that of the surrounding area, County, and State.
While the entirety of each census block group is not proposed be included in a new future redevelopment area, this detailed level of data provides general
characteristics of a future redevelopment area.
Figure 2 – Census Block Groups Analyzed
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Site & Structures
INTRODUCTION:
A visual analysis was conducted of the area and indicates a general condition of deterioration throughout the study area. While select street blocks
have well maintained homes or businesses of varying age, the prevalence of deterioration throughout the area warrants concern. Many structures show
significant levels of disrepair while others display temporary patchwork repairs likely following Hurricane Michael. Additionally, many structures throughout
the area appear abandoned altogether. Fallen trees, overgrown lots, and outdoor storage contributes to the declining appearance of the area. The street
system in general, along with its lack of drainage, lighting and sidewalks is an impediment to the overall area and community. While it is apparent that the
City of Marianna has been incrementally improving the street system, deterioration of site improvements throughout the area poses long-term challenges
for the City. An additional redevelopment mechanism to help expedite repair of these improvements is needed.
HOUSING VACANCY & OCCUPANCY: Housing vacancy and occupancy data from the US Census Bureau’s American Community Survey 2017 and
2018 estimates were evaluated in order to analyze the existing housing stock within the census block groups as they compare to that of the City of
Marianna as a whole, Jackson County, and the state of Florida.
Table 1 – Housing Vacancy
Census Block
Group #4132

Census Block
Group #4134

Census Block
Group #4135

City of Marianna

Jackson County

Florida

Total Housing
Units

549

625

457

3,672

21,113

9,547,305

Occupied

455

449

414

3,170

-

-

Vacant

94

176

43

502

-

-

17%

28%

8%

14%

-

-

Vacancy Rate

County and State Housing Values per US Census Bureau 2018 Estimates. City Housing Values per US Census Bureau American Community Survey (ACS) 2017 Estimates.

Table 2 – Housing Occupancy
Census Block
Group #4132

Census Block
Group #4134

Census Block
Group #4135

City of Marianna

Jackson County

Owner Occupied

160

35%

172

38%

286

69%

1,836

50%

14,990

71%

6,205,748

65%

Renter Occupied

295

65%

277

62%

128

31%

1,836

50%

6,123

29%

3,341,557

35%

Florida

US Census Bureau and the Bureau of Labor Statistics (City & County, July 2017 Release). City, County and State Housing Values per US Census Bureau American Community Survey (ACS) 2018 Estimates.
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TRANSPORTATION ACCESS: Access to transportation services for those
without a personal automobiles in the City of Marianna is provided by the
Jackson County Transportation, Inc. of Florida (JTrans) a private nonprofit
organization that provides carpooling services to Jackson County residents
24 hours a day, 7 days a week. In order to offer Jackson County residents
with transportation options to access healthcare, employment, education or
social activities, JTrans requires residents to reserve reservations up to 3
days in advance and pay a fare based on the length of the passenger’s
trip and / or their sponsoring agency. In addition to carpooling services,
JTrans also operates a city bus service on Tuesdays and Fridays that does
not require residents to obtain reservations. All JTrans vehicles are ADA
compliant and come equipped with wheelchair / scooter lifts & ties.
JTrans also partners with Commuter Services of North Florida to address
commuter mobility concerns. Commuter Services is a regional commuter
assistance program funded by the Florida Department of Transportation’s
(FDOT) District 3 Office that uses transportation demand management
strategies like carpooling, biking, walking to provide work and school
commuting services across 8 counties: Jackson, Calhoun, Liberty, Gadsden,
Leon, Wakulla, Jefferson & Franklin.

BICYCLE AND PEDESTRIAN FACILITIES: Bicycle and Pedestrian
facilities throughout the study area are limited to select roadway corridors.
Sidewalks are provided along both sides of US Highway 90 which serves
as an important commercial corridor within the Study Area, however similar
facilities for bicyclists are limited to unprotected narrow paved shoulders
along select streets such as Penn Avenue and Cedar Street. While some
residential streets such as Orange Street provide limited pedestrian
connectivity via sidewalks, most like Old Cottondale Road or Harrison Street
lack any facilities for pedestrians.

Finding of Necessity - May 2020
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Socioeconomics
INTRODUCTION:
The last several years have presented challenges for the City. Various industry and business closures have led to significant job loss, which has
subsequently correlated to a substantial decline in population. While the City has a high “percentage of jobs to residents” ratio in comparison to Jackson
County as a whole, the median household income levels in the City are significantly less. One of the analyzed census block groups has a median
household income level that was nearly half that of the City, and nearly one third that of the County. Similarly, the poverty rate within the study area also
varies from that of the City and County. The same aforementioned census block group noted above has a poverty rate that is nearly two and a half times
that of the County. Data analyzed also indicates a somewhat older population in two of the block groups in comparison to the City and County.
POPULATION: 2018 estimates from the US Census Bureau and the Bureau of Labor Statistics were evaluated in order to analyze population within
the study area as it compares to the City of Marianna, Jackson County, and the state of Florida. In terms of population size, Block Group #4132 has
roughly double the population of the block groups # 4134 and #4135.
Table 3 – Population Estimate

Population

Census Block
Group #4132

Census Block
Group #4134

Census Block
Group #4135

City of Marianna

Jackson County

Florida

1,410

694

708

7,091

48,305

21,299,325

US Census Bureau and the Bureau of Labor Statistics (City & County, July 2018 Release).

AGE: 2018 estimates show block groups #4134 and #4135 both have an as equal or higher percentage of population over the age of 65 than the City
as a whole. Block group # 4134 has a higher percentage than Jackson County and the state of Florida. These block groups also show a troublesomely
low percent age of adolescents or teens.
Table 4 – Age Estimate
Census Block
Group #4132

Census Block
Group #4134

Census Block
Group #4135

City of Marianna

Jackson County

Florida

26

52

58

38.1

41.5

41.6

Median Age
Under 5

227

16%

0

0%

18

3%

638

9%

2,415

5%

1,064,966

5%

5 - 17

328

23%

0

0%

35

5%

993

14%

6,280

13%

3,194,899

15%

18 - 64

771

55%

467

67%

541

76%

4,326

61%

29,949

62%

12,779,595

60%

65 or Above

84

6%

227

33%

114

16%

1,135

16%

9,661

20%

4,259,865

20%

US Census Bureau and the Bureau of Labor Statistics (City & County, July 2018 Release).
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SEX: While block group #4135 has a slightly higher percentage of males than the other block groups, City and State, all four census block groups
evaluated share relatively similar sex demographics.
Table 5 – Sex
Census Block
Group #4132

Census Block
Group #4134

Census Block
Group #4135

City of Marianna

Jackson
County

Florida

Male

705

50%

279

40%

436

62%

50.0%

55%

49%

Female

705

50%

415

60%

272

38%

50.0%

45%

51%

US Census Bureau and the Bureau of Labor Statistics (City & County, July 2017 Release).

RACE: The City of Marianna and all four census block groups evaluated as part of this analysis have a significantly higher percentage of black residents
than both Jackson County and the state of Florida. Additionally, census block group #4135 has a disproportionately high percentage of black residents
compared to the other three census block groups that all have a more even percentage of black and white residents.
Table 6 – Race Estimate
Race

Census Block
Group #4132

Census Block
Group #4134

Census Block
Group #4135

City of Marianna Jackson County

Florida

White

747

53%

300

43%

62

9%

48%

69%

77%

Black

643

46%

343

49%

646

91%

49%

27%

17%

American Indian

3

0%

26

4%

0

0%

0.4%

1%

0.5%

Multi-Race

17

1%

25

4%

0

0%

1%

2%

2%

Other

0

0%

0

0%

0

0%

2%

1%

3%

US Census Bureau and the Bureau of Labor Statistics (City & County, July 2017 Release).

According to the US Census Bureau and the Bureau of Labor Statistics,
the unemployment rate for the City of Marianna in 2017 was 19%. This
is nearly three times the state of Florida’s unemployment in 2017 of 7%.
Jackson County’s unemployment rate for the same year was 11%.
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INCOME: The City of Marianna’s median household income is nearly half that of the State of Florida’s. Additionally, Census Block Group #4134 has a
particularly low median household income that is about half that of the City.
Table 7– Income

e).

Income

Census Block
Group #4132

Census Block
Group #4134

Census Block
Group #4135

City of Marianna

Jackson County

Florida

Median Household Income

$25,841

$13,455

$22,113

$24,396

$36,944

$50,883

US Census Bureau and the Bureau of Labor Statistics (City & County, July 2018 Release).

POVERTY: Poverty rates from the US Census Bureau’s 2017 estimates were evaluated in order to analyze the percent of residents living below the
poverty level, the minimum income threshold required to afford basic needs according to family size. The City and all four census block groups analyzed
had a significantly higher poverty rate than Jackson County or the State of Florida.
Table 8 – Poverty

Poverty Individuals

Census Block
Group #4132

Census Block
Group #4134

Census Block
Group #4135

City of Marianna

Jackson County

405

347

174

2,609

8,695

29%

50%

25%

36.8%

18%

Florida
2,943,877

13.6%

US Census Bureau and the Bureau of Labor Statistics (City & County, July 2017 Release).

The City of Marianna exhibits a significantly lower household income
level and significantly higher poverty level than Jackson County. The
proposed redevelopment area encompasses a sizable portion of the City
population and significantly influences these demographics.
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Land Use
In addition to the socio-economic data evaluated as part of the preliminary analysis of the proposed redevelopment area, the analysis also included
an evaluation of the area’s current existing land uses as well as planned future land uses per the City’s adopted 2030 Comprehensive Plan. Currently,
approximately 27 percent of the existing land use is designated residential, 23 percent is designated commercial, and nearly 27 percent is designated as
“Vacant / Unimproved” per the Jackson County Property Appraiser. The City’s adopted Future Land Use Map generally plans for similar land use patterns
through the year 2030 but anticipates that vacant or unimproved lands within the area will be developed as residential, commercial and mixed uses. By the
year 2030, the proposed redevelopment area is expected to generally be comprised of 53 percent residential uses, 28 percent commercial uses, and 12
percent mixed use, remaining lands will be utilized for public, institutional, or industrial uses.
Figure 3 – Existing Land Use

Figure 4 – Future Land Use

Existing land uses per Jackson County Property Appraiser and exclusive of transportation right-of-way. Future land use per the City of Marianna Adopted Future Land Use Map, inclusive of
transportation right-of-way. Total area is +/- 695 acres.
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The West End Redevelopment
Area will encompass the remainder
of US Highway 90 within the
downtown area of the City. This
will allow for unified programs
and projects to be completed by
the CRA throughout the corridor.
Strengthening the residential
neighborhoods to the south of it
will be important in improving the
commercial corridor.
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Proposed West End Redevelopment Area
Figure 5 – Proposed & Current Redevelopment Area

West End Redevelopment Area
Downtown Redevelopment Area
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Findings
Through both data gathered and reviewed, and site visits to the study area, blight conditions are present throughout the West End Redevelopment Area.
Specific conditions which will be supported in this FoN are identified below:
The Act defines a “Blighted Area” 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;
(d) Unsanitary or unsafe conditions;
(e) Deterioration of site or other improvements;
(g) 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;
(j) 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;
(l) 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

Findings: Blighted Area
The survey and analysis conducted in the course of preparing the FoN study revealed a substantial number of deteriorated, or deteriorating structures in
the proposed West End Redevelopment Area, and that conditions in such area are leading to economic distress and endangerment of life and property. In
addition, the following indicators of blight are present:

20
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Findings: Blighted Area
(a) Predominance of defective or inadequate street layout, parking facilities, roadways, bridges, or public
transportation facilities;
Many streets and other transportation facilities within the study area exhibit signs of aging and deferred maintenance that pose potential threats to public
safety. The poor condition of a majority of pavement, inadequate roadway width and drainage facilities, as well as intersection and access locations are
all especially troublesome. Additionally, a lack of pedestrian connectivity throughout the area limits any direct linkage to commercial and employment opportunities within the study area that are primarily located along US Highway 90. Sidewalks that do exist within the area are primarily along US Highway
90 with limited separation from the highway traffic and interact with numerous oversized commercial driveways. As a relatively small population there is
limited access to public transportation.
Figure 6 – Findings of Transportation Facilities
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Findings: Blighted Area
(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;
Assessed value of real property within the overall area for ad valorem tax purposes have generally seen a consistent decline in recent years. While a
substantial decrease in property values between the years 2018 and 2019 is attributed to the effects of Hurricane Michael, all block groups assessed in the
analysis, including the City as a whole, saw property values decline in 2016, 2017, and with the exception of block group #4134, in 2018. Ultimately, the
trend over the last several years of consistent decline is particularly notable considering property values elsewhere have generally increased.
Tables 9 & 10: Aggregate Assessed Values of Real Property (2014-2019)
Area & Tax Year

2014

2015

2016

2017

2018

2019

$33,632,045

$35,309,066

$35,161,954

$35,171,133

$35,304,411

$34,257,402

$35,156,852

$35,270,281

$34,940,947

$34,569,457

$34,776,124

$30,430,287

$27,609,043

$27,835,596

$27,769,327

$27,695,699

$27,492,551

$25,841,583

Citywide

$470,128,772

$473,789,065

$471,447,516

$471,081,387

$470,369,251

$440,753,196

Area & Tax Year

2014

2015

2016

2017

2018

2019

-

4.99%

-0.42%

-0.03%

0.38%

-2.97%

-

0.32%

-0.93%

-1.06%

0.60%

-12.50%

-

0.82%

-0.24%

-0.27%

-0.73%

-6.01%

-

0.78%

-0.49%

-0.08%

-0.15%

-6.30%

Census Block
Group #4132
Census Block
Group #4134
Census Block
Group #4135

Census Block
Group #4132
Census Block
Group #4134
Census Block
Group #4135
Citywide

Jackson County, FL Property Appraiser
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Findings: Blighted Area
(d) Unsanitary or unsafe conditions;
Various conditions throughout the study area are found to be unsanitary or unsafe. This includes a significant number of vacant or abandoned structures
in severe stages of deterioration or destruction, an absence of safe pedestrian access throughout the area, an abundance of roadways in poor or unsafe
condition and a noticeable lack of lighting throughout the area. These conditions are exacerbated by remaining damage from Hurricane Michael in 2018
that includes fallen trees, damaged or missing roadway signage, and clear temporary or makeshift repairs on structures that likely do not meet building code.
Figure 7 – Findings of Unsanitary or Unsafe Conditions
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Findings: Blighted Area
(e) Deterioration of site or other improvements;
Conditions throughout the study area show significant distress and need for redevelopment efforts. Many structures are in severe deterioration with a
significant number appearing to have been abandoned all together. Remnant damage from Hurricane Michael, largely on private property is evident
throughout the area more than a year after the storm. Streets throughout the area demonstrate significant degradation including related stormwater
facilities, damaged or missing street signs, and sidewalks where present frequently exhibit signs of aging and deterioration.
Figure 8 – Findings of Deteriorating Improvements
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Proposed West End Redevelopment Area
Figure 9 – Proposed West End Redevelopment Area, +/- 695 acres
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Redevelopment Opportunities
Redevelopment efforts require a long-term commitment and variety of mechanisms to spur private reinvestment. While the proposed redevelopment area
will be slow to generate significant tax increment revenue, there are modest actions the City, partner organizations, residents, and businesses can undertake
to help with the overall redevelopment.
The following are a few actions or programs that should be considered within the proposed redevelopment area, and in conjunction with the existing
redevelopment area.

Main Street Marianna
The City has an established partnership with Main Street Marianna which works to improve the commercial success of the US Highway 90 Corridor and
adjacent businesses within the existing redevelopment area. Expanding on this partnership to include the portion of US Highway 90 within the proposed
redevelopment area will allow for expanded programming, and business involvement. As tax increment is generated, or if the City were able to allocate
direct funding, the existing improvement grants could also be offered and administered for commercial properties by the Main Street Marianna program.

Parcel Acquisition
As parcels within the redevelopment area that are abandoned, vacant and in severe deterioration, or in the case of vacant parcels that have been neglected
and degrade the quality of the area enter delinquent tax status, the City may consider acquiring these parcels for demolition, lot clearing, and use to incentive
private builders to construct new housing stock at fair market value or for commercial resale depending on location.

Code Enforcement
Code enforcement cases appear slightly higher within the proposed redevelopment area. It is likely that the City has worked to remain sensitive to the
financial challenges homeowners have faced since Hurricane Michael and general economic conditions within the area. However, more than a year after
the storm and with conditions in decline within the area, an increased and focused effort on code case violations and remediation is necessary.

Homeowner Beautification Awards
Establishing a monthly or quarterly awards program for homeowners that may choose to improve the appearance of their property, either through landscape
enhancements or exterior home improvements is an effective tool to help improve the overall appearance of a community. Offering a range of prizes from
a modest cash award to a feature in the local newspaper or placement on the City website are all commonly used to incentivize participation.

Homeowner Rehabilitation Programs
Many homes within the proposed redevelopment area require significant rehabilitation, and is necessary for the long-term success of the community.
Establishing a grant or loan program, including interest subsidies, or a combination of them would be a useful tool for homeowners unable to completely
26
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fund the cost of necessary repairs. Such improvements should include an exterior component to visibly add to the overall improvement and appearance in
the neighborhood.

Commercial Property Improvement Program
Much the same as the homeowner rehabilitation program, this program is meant to provide a grant or loan program, including interest subsidies, to
help encourage commercial reinvestment and aid in attracting new business to the commercial district. Improvement to the commercial district in both
appearance and by the presence of business is critical to the success of the proposed redevelopment area and should be the priority in fund allocation.

Community Partnerships
There are many stakeholders in the City from established organizations to existing businesses that all have an investment in the future of the community.
Developing a campaign to bring these entities together to help implement a redevelopment plan can provide much needed support to begin realizing
redevelopment efforts. Community clean-ups, improvement programs and events, outreach, marketing, sponsorships and direct funding are all ways in
which a broader community effort can impact change.

Signage, Landscape & Lighting
As the City continues to repave existing streets within the residential neighborhoods of the proposed redevelopment area, incorporation of enhanced
signage, landscaping elements where appropriate, and where possible - lighting, will help in differentiating the area and encouraging greater investment.
Enhanced signage and a landscaping plan along the commercial corridors, as well as streetscape furnishings and decorative lighting will improve the
appearance and safety of the City and emphasize the City’s commitment to developing a stronger commercial community.

Branding & Marketing
The City of Marianna has a charm of its own, historic resources, unique local businesses, and attractions related to the caverns. It’s location is within easy
driving distance of the larger communities and area populations of Tallahassee and Panama City, Florida, and Dothan, Alabama. Creating an identity
or brand unique to the City, and developing a targeted marketing program is a key step. Understanding the benefits to local business, this is an ideal
opportunity to recruit community partners. Funding assistance is likely available through tourism development programs.

Grant Funding & Economic Development
There are many conditions within the City that make it well suited to receive grant funding from various sources. Development of a grant plan and consistent
pursuit of funding and leveraging of funds is a long-term commitment but can be significant in impact. The City should consider hiring a grants specialist or
contracting with a grants consultant to assist in this. The City would need to be heavily involved in developing the grant plan, and the grant writer should be
keenly familiar with community development.
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