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Bayfront Community Redevelopment District
Introduction
MSCW is pleased to submit this Field Inventory and Analysis Report for the Bayfront Community Redevelopment
District which has been conducted as part of the update to the Redevelopment Master Plan. MSCW has conducted
this ﬁeld inventory over several weeks, and during multiple times of the day, to understand the variations in
business and public areas activity, pedestrian and vehicular circulation patterns, and environmental conditions. As
part of this ﬁeld inventory, MSCW performed a detailed windshield photo inventory of every street, block and
primary intersection in the District. The inventory has been broken down by the sub-districts identiﬁed in the
original BCRD Master Plan. All photos have been keyed to the speciﬁc photo location on the accompanying aerial
photographs. As part of this inventory, we have summarized our ﬁndings in brief to highlight speciﬁc areas and
ﬁndings that are of particular concern with respect to the future redevelopment eﬀort of the BCRD

Bayfront
Bayf
yfro
ront
nt C
Com
Community
ommu
muni
nity
ty R
Red
Redevelopment
edev
evel
elop
opme
m nt D
District
istrric
is
ictt

T H I S PAG E I N T E N T I O N A L LY L E F T B L A N K

Riverview
Powell’s
Subdivision

Kirby Industrial

Bayfront
Village

South
Cove

Bayfront Community Redevelopment District Map

5

Bayfront Community Redevelopment District

7

8

6

P

TM
OR

AL

AR
AB

D
BLV

NE

5

South
Cove

4

E
XI
DI
Y
HW
NE

1

2

3

Y
US 1 HW

South Cove Sub-District Map

Bayfront Community Redevelopment District

6

South Cove Sub-District
Rhum Cove Condominiums
Located at the southern end of the corridor is the Rhum
Cove Condominiums. This project is well maintained and
presents a well manicured frontage, but lacks a strong sense
of architectural style that one could use as an identiﬁer for
the City of Palm Bay. Rather, its style is somewhat nondescript and has a tendency to read more as a mass visual
barrier along the waterfront.
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Future site of Cape at Palm Bay looking North

Rhum Cove Marina
Adjacent to the Rhum Cove Condominium is a semi-private
marina that, at the time of this inventory, appeared to be
at approximately 50% occupancy. Based on conversations
with slip leasers and on-site manager, this facility operates at
100% capacity during the winter season. This facility is well
maintained and is an asset to the BCRD.
The Cape at Palm Bay Condominium Development
To the north of the Rhum Cove Marina is an un-built, yet
entitled, mixed-use condominium project. This proposed
project is located on a vacant and cleared peninsula and
is accessed through a Gran Ave. with the Venetian Bay
Condominium and a few private residences. Based on site
location and virtual 360 degree views this site has strong
development potential.
Additionally, it is MSCW’s understanding that this site
is being considered for a future ﬁshing pier at the time of
development. Based on analysis of current park sites it is
apparent that the southern end of the BCRD corridor is
not well serviced by public park locations. This site would
provide an excellent public park location with an accessible
ﬁshing pier. Further investigation is needed to determine if
the existing boat dock structure can be reconstructed in its
current location or if the pier should be located elsewhere on
the site.
US 1 Corridor Restaurant Parcels
There are several restaurants and commercial businesses
along the US 1 corridor. Many of the sites are on the east
side of the roadway and are very narrow in depth. The
lack of depth prevents the sites from the ability to have
structured parking lots with deﬁned points of access. In
most cases, parking spaces and dumpster locations are
accessed directly oﬀ of the roadway drive lane and present
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Future site of Cape at Palm Bay looking towards Bay

Future site of Cape at Palm Bay looking towards
Rhum Cove condominium

Palm Bay arrival looking North on US 1
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Palm Bay Community Signage

Vacant Commercial Property Fronting US -1

Existing Strip Retail Center, with Florida Vernacular
Architecture

Newly Developed Strip Center with
Florida Vernacular Architecture
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safety issues for all drivers. To the extent possible, these
sites should be more fully evaluated to determine if
reconﬁguration of each site is feasible. Additionally, since
the corridor has an uncurbed rural section along its entire
length, many businesses have no controlled access with the
entire business frontage being an open drive access. This
condition is quite unsafe, made worse by the fact that many
of these parcels do not have any exterior parking lighting,
compounding on-site parking movements as well as backing
movements into the US 1 corridor. The BCRD currently
prohibits full frontage access for new construction and
should also encourage the reduction of full frontage access
of existing businesses. Removal of access points should be
evaluated based on change of commercial business permits.
Screening of dumpster enclosure areas should be a priority
and more stringently enforced by the City’s code compliance
division.
Port Malabar Community
One of the signature icon elements along the US 1 corridor
is the Port Malabar monolith sign. This signage feature was
originally constructed as part of the residential community
in the 1950’s and has been updated, repaired and
reconstructed several times through the years. Although it is
prominently identiﬁable based on it size, it is very dated in
it appearance. The incorporation of the new US-1 roadway
landscape enhancements, along with reconsidered planter
walls and possibly the sign wall itself to help build upon the
visual revitalization of this area.
Port Malabar Community Vacant Commercial Frontage
Located immediately north of the Port Malabar community
main entrance is a vacant commercial parcel. This parcel is
one of the potential private sector catalyst redevelopment
sites located along the corridor. This parcel is large enough
in depth and width to support a commercial shopping
center with a small grocery. Based on our analysis of other
shopping center proximities, and conversations with local
residents, there appears to be a need and desire for this
neighborhood grocery center. There is no local grocery
center along this entire corridor extending from Melbourne
to the Sebastian area. All other centers are located to
the west. A strong focus should placed in making this
development site very pedestrian oriented and accessible to
the local resident population. This site has great potential to
help deﬁne the character of the Palm Bay Bayfront corridor
and must be seen as an integral part of a larger picture
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from a site design, theming, landscape buﬀering, pedestrian
circulation and architectural standpoint. The existing Live
Oak trees that run along the frontage of the site should be
preserved to help rebuild the native tree canopy that once
existed in this area naturally.
Commercial Strip Centers
There are two small commercial strip centers located
immediately south of the Rivers Edge site. One of these
centers are relatively new and have attempted to employ a
Florida Vernacular architectural style, though the detailing
lacks 3-dimension and is more façade dressing rather than
full architectural design. However, this development is
clearly a positive step in setting the tone for revitalization
along the corridor. Landscape buﬀers along the commercial
strip center frontages vary from no buﬀer to minimal
material. It is strongly suggested that an upgraded landscape
buﬀer design requirement be considered to help rebuild the
tree canopy cover and natural appearance.
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Bayfront Village Sub-District
River’s Edge Parcel
This parcel has tremendous redevelopment potential.
Architecturally, it presents an attractive face to the corridor.
The site previously supported a private day school, but is
now vacant. The size and layout of the building suggests
that it could support multiple other commercial uses such
as a single tenant City-owned civic building, a single tenant
commercial oﬃce, multiple independent oﬃce suites,
adult congregate living facility, or nursing home. The site
is still well maintained and has an easterly view of the
river. Additionally, this parcel has waterfront access to the
Turkey Creek, although access is greatly limited due to the
substantial grade elevation diﬀerence between the primary
structure and the water’s edge. No clearing has occurred
along the riverfront frontage of this property. The viewsheds
and waterfront assets must be capitalized on if the property
is to achieve its greatest potential.
US 1 Roadway Drainage
The drainage system for the US 1 corridor is an open
swale system with areas of direct outfall straight into the
Indian River Lagoon. Areas that have direct discharge
were constructed and permitted prior to current water
management district regulations. Newer areas of roadway
design section have been designed to accommodate some
stormwater treatment. Since there has not been any recent
construction along the corridor, no section has been
designed to accommodate the newest stormwater design
standards that may require even more stormwater treatment.
The US 1 drainage system needs to be an integral part of the
future pedestrian circulation plan for US 1.
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Vacant River’s Edge Property Looking Northwest
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Rear of River’s Edge towards Turkey Creek

US - 1 Restaurants, open pavement cuts and
uncontrolled parking

Corridor Lighting
There is no roadway lighting along the length of the
US 1 corridor through the BCRD. The placement of
lighting along this corridor is critical for vehicular and
pedestrian safety, and will be one of the most signiﬁcant
visual improvements to the corridor. Since this is a FDOT
corridor, there are very stringent limitations on the
lighting that they will accept due to maintenance issues.
Based on similar design sections along the US 1 corridor,
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US - 1 Restaurants
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the standard FPL ﬁxture will be a 40’ high cobra head
ﬁxture with a high pressure sodium luminare. However,
it is MSCW’s understanding that the forthcoming US-1
streetscape project proposes decorative cobra head lights
with additional pedestrian scale lighting. This is a vital
component in changing the character and feel of the BCRD
and recognizing it as a unique place.

US - 1 Rural Design Section

US - 1 Open Swale Section

Lack of Bicycle / Pedestrian Circulation on US - 1
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Pedestrian & Bicycle Accessibility
The current roadway section has not been designed with
a dedicated bicycle lane, which is common for most new
FDOT designs. No pedestrian sidewalk sections have been
provided along either side of the US 1 corridor. This lack of
pedestrian accessibility and mobility has greatly limited this
corridor from developing a pedestrian orientation. Bicycle
usage of this corridor was observed, but was very limited
due to varying shoulder width outside of the drive lanes. No
signage was identiﬁed to alert drivers that this is a shared
corridor with bicycles. Based on conversations with BCRA
staﬀ, it is MSCW’s understanding that there has been a
pedestrian circulation plan developed which would provide
for pedestrian sidewalks along sections of the corridor. This
sidewalk system should be designed to accommodate both
pedestrian and bicycles in a safe manner. The additional
accessibility will open the corridor to recreational usage and
access desired in the Bayfront Village area. The creation of a
recreational trail system along this corridor will also begin to
change public perception and increase access to previously
inaccessible areas, parks, businesses and interconnection
between neighborhoods.
Palm Bay Road Intersection
The Palm Bay Road/US 1 intersection is extremely
nondescript and unrecognizable as a prominent nodal
intersection. There is limited signage that identiﬁes the
approach to this intersection, and nothing that provides any
physical or visual queuing that the driver should slow down
through this area. It is strongly suggested that the speed be
reduced through this entire Bayfront Area roadway section,
beginning at least ¼ mile from each end of the Bayfront
Village Area. The Palm Bay intersection is not designed to
be pedestrian friendly. Based on conversations with BCRA
staﬀ, it is MSCW’s understanding that there are roadway
design plans for the Palm Bay intersection that will provide
for improved pedestrian circulation and aesthetic quality.
Bayfront Village Area

Intersection of Palm Bay Rd. and US - 1
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The Bayfront Village area presents the strongest potential
for the creation of a destination urban waterfront
redevelopment area. This site has many strong attributes
that lend itself to consideration for redevelopment. This
area is located at a primary intersection in the City. It is
bisected by a roadway grid system that allows for appropriate
pedestrian block lengths and interconnection to adjacent
residential neighborhoods. The area is currently made up
of multiple privately owned parcels, multiple vacant parcels
and several publically owned parcels. There is currently no
master stormwater system that supports this area. A master
stormwater system should strongly be considered to help
maximize the development potential of each site and the
area collectively.
The most signiﬁcant attribute that this area has for potential
redevelopment is its location across from the protected Bay
area. This site has spectacular views, is protected from the
substantial open winds that can occur along open areas
of the Indian River Lagoon, and is a visually memorable
location which is a critical component for “placemaking”.
The physical connection to the waterfront has tremendous
potential, but will require a well designed and integrated
pedestrian circulation master plan that addresses both the
cross road movements as well as the pedestrian experience
along the length of the village site development area. It is
also extremely important that a pedestrian connection be
made between the future Bayfront Village and Castaway
Point Park, a well-used community asset.
The land uses that exist in this area currently include a
small convenience store, a locally owned gutter fabrication/
installation company, several single owner residences, three
small commercial strip centers, one single tenant commercial
oﬃce building, a local tavern, and the Palm Bay Chamber of
Commerce. Redevelopment of this area may occur all at one
time, but more than likely will occur over a period of time
based on development assemblages. It is for this reason that
it is important that the BCRA develop a master vision for
this area and establishes design criteria/guidelines that help
to determine the future growth redevelopment patterns so
that this area evolves in a predetermined, desirable manner.
Expansion of the Bayfront Village development area south
of Palm Bay Road should be considered but would require
some strategic residential property acquisitions. The BCRD
has already acquired and demolished an older mobile home
site, opening this area to development. There are several
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Palm Bay Rd. towards Bayfront

Intersection of Palm Bay Rd. and US - 1

Existing Local Tavern in Bayfront

Stearn’s Point Park towards Castaway
Park
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residential parcels within the immediate block fronting on
the US 1 corridor that are vacant and for sale. These parcels
should be considered for acquisition by the BCRD for the
possible village area expansion.

For Sale Sign in Bayfront Village Area

Turkey Creek and Marina

Housing along Orange Blossom Trail

Grazing Animals on property along
Orange Blossom Trail
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Turkey Creek Marina
The publicly-owned Turkey Creek marina area is a jewel
for the BCRD. This area provides safe harbor from storms
and rough water conditions that can occur in open water
marinas. Since the US 1 bridge is not an operational
draw bridge this marina is limited to relatively shallow
draft vessels. Immediately adjacent to the public marina
is a vacant parcel currently for sale. This parcel has great
potential for development of a new marina site or expansion
of the existing public marina. It should be noted that the
marina site is not well signed, or identiﬁed as a public
marina. Consideration for the hiring of a full time harbor
master to manage the operations, leasing, fuel sales, and
maintenance of this facility is recommended.
Orange Blossom Trail
Limited development has occurred along the Orange
Blossom Trail corridor, with the exception of several single
family residential homes on the east side of the road, and
a concentrated block area of what appears to be a mixture
of very low income single family homes and multi-family
residences. Many of these residences are in disrepair
and are showing signs of neglect. To the west of Orange
Blossom Trail are several vacant parcels, one of which
has recently been approved for a multi-family mixed-use
development and is listed for sale. This parcel has likely
not been developed due to the slowdown of the residential
market. This property is currently listed for sale. Other
parcels located on the west side of Orange Blossom Trail
are currently vacant and being used to graze livestock.
It is MSCW’s understanding that the property owner
immediately fronting on Hessey Avenue owns these parcels
and that they too are for sale. Fronting on US 1 and Orange
Blossom Trail are two successful business establishments. On
the south side of the road is a local jeweler and on the north
side of the road is a local veterinarian oﬃce.
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Castaway Point Park
This park provides much needed public waterfront
access to the Indian River Lagoon, but its size and parcel
conﬁguration restrict the number of users, parking, open
space for public functions and access. The privately owned
parcels that surround this park should be considered for
public acquisition to expand this popular park facility. The
BCRD has actively pursued negotiations in the past for
various waterfront residential properties located in the cove
area. These parcels should be considered primary acquisition
parcels to provide interconnection and linkage to the
balance of the bayfront area. The adjacent parcels are under
a single ownership and contains a substantially run down
hotel. This hotel should be evaluated for code violations
with respect to a unfenced pool area that does not appear to
be in operation.
Stearns Point Park
The Stearns Point Park provides a critical pedestrian link
to the Turkey Creek marina area basin, but is substantially
limitated with respect to public access. This park facility has
no dedicated public parking and an almost unrecognizable
sense of entry from the eastern side of US 1. There is
currently no pedestrian connectivity along the length of the
Bayfront. It is MSCW’s understanding that a conceptual
plan has been prepared and proposed an interconnection to
Castaway Park via a pedestrian sidewalk system. Pedestrian
access under the US 1 bridge is functional but not very
attractive and presents a security and safety concern due to
the reduced light conditions, minimal width of pedestrian
circulation (pass by) space when others are on the same
sidewalk section, and vagrant activity that was identiﬁed on
several occasions.
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Castaway Park Improvements

Dilapidated Motel Adjacent to Castaway Park

Stearn’s Point Park Access Under US - 1

The amenities within the park area are rather limited and
the vegetation is substantially overgrown, which has visually
enclosed the park area from the waterfront. It is strongly
suggested that an exotics species eradication program be
initiated to remove all of the Brazilian Pepper along the
waterfront banks to open the park to the water. On several
occasions vagrants were observed in the park pavilion which
clearly created a feeling of insecurity for the public visitors
in the park. Visual security of this park is very diﬃcult due
to the overgrown vegetation and limited sight lines into the
park from the roadway. Removal of overgrown vegetation
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Stearn’s Point Park Shelter
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will allow more “eyes on the park” and will help the policing
activity. If public parking is permitted in the marina site it is
not identiﬁed and should be better signed. Expansion of this
park facility should be considered to include the waterfront
area along the bay by selective removal of shoreline nonnative vegetation and creation of usable pedestrian areas.

Stearn’s Point Park towards Turkey Creek

Entry Access to Stearn’s Point Park

Pollak Park Boat Ramp

Pollak Park and Turkey Creek
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Pollak Park Boat Ramp
Pollak Park located directly adjacent to the BCRD is
another well used park near the Bayfront Village area and
has a strong tie to both Stearns Point Park and the marina.
Visitors were observed at diﬀerent times using the boat
ramp, having lunch at the picnic tables and ﬁshing from
the pier. The boat ramp allows small craft to access Turkey
creek and provides direct access to the Indian River Lagoon.
There is a great potential for a pedestrian bridge connection
providing access to the Captain’s House on the south bank
of Turkey Creek. This is an important connection in the
ability to tie in the Bayfront Village with access to the
south and open up future redevelopment to a broader user
base. The park appears to be well maintained and provides
adequate signage and lighting for safety.
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Kirby Industrial Sub-District
Palm Bay Road (Main Street)
The Palm Bay Road corridor is characteristic of older
Brevard County communities. The small lot patterning has
made assemblage of properties diﬃcult and consequently
only smaller local retail businesses have developed. The
commercial development pattern along the corridor lacks
continuity of urban form and architectural styles. There is
no interconnectivity between commercial frontage parcels,
the parcel depths are relatively shallow and abut residentially
platted lots thereby compounding the diﬃculty of property
assemblage and rezoning.
Currently this corridor is a rural design section with no
identiﬁable stormwater collection system other than periodic
open swales on both sides of the road. In many cases the
parking areas for the commercial businesses are not paved
and consist of shellrock material. These collective features
create a strong sense of visual discontinuity and blight along
this corridor. A comprehensive urban design pattern (design
guidelines) should be established for all future construction
along this corridor. This area has the potential of evolving
into the local “Main Street” for the surrounding residential
areas, but needs structure and focus to create true identity
and urban form.
Based on the Palm Bay Road widening improvements that
are currently under construction it is clear that there is a
focused eﬀort to redirect eastbound traﬃc to utilize Conlan
Boulevard rather than directing through the Bayfront CRA
“Main Street”. Increased traﬃc generation through the
Main Street corridor is inevitable and should be capitalized
on to assist in this areas urban revitalization. The bottle neck
of lane transition in this area will create some congestion
points but in the long run ultimately reduce the speed of
traﬃc through the Main Street corridor.
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Scrap Metal and Storage along Orange Blossom Trail

Palm Bay Rd. Looking East

Palm Bay Rd. Rural Design Section

Lack of Pedestrian Access along Palm Bay
Rd.
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Typical Warehouse in Kirby Industrial Park

Public Works and Welcome Signage to Kirby
Industrial Park on Main Street

Landsacpe Improvements along Conlan Blvd.

Landscape Improvements along Conlan
Blvd.

37

38

Kirby Industrial Park
The Kirby Industrial Park area represents the largest
employment area and tax base within the CRA. This area is
comprised almost entirely of large tract industrial land uses
with a somewhat random inclusion of residential properties
located in the north, central and south boundaries.
Presently, this area appears to be 75% built-out with a
60-70% occupancy. This area will continue to inﬁll over
time as the market demand for support services to Harris
Corporation and others increase or other businesses look to
expand into this Free Trade Zone in the future.
Robert J. Conlan Boulevard
The Conlan Boulevard corridor has been deﬁned as a
primary vehicular circulation route for access from the
US 1 corridor to Palm Bay Road. This corridor provides
a non-stop ﬂyover that bypasses the railway tracks, the
predominantly residential area and the historic “Main
Street” area. The BCRD recently appropriated funds for
the landscape design improvements along this corridor,
with ﬁrst phase work being completed in 2007. With the
exception of the Palm Bay Road intersection improvements
and second phase landscape and lighting improvements
in the median, no additional roadway improvements are
anticipated for this corridor in the near future.
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Powell’s Subdivision Sub-District
AKA Driskell Heights
This area is located north of the Kirby Industrial Park
and is accessed by Conlan Boulevard from the south and
Lipscomb street to the west. This area is comprised primarily
of single family residential homes and worship centers, in
an interconnected street grid pattern with the exception
of a couple of non-conforming multifamily structures.
Recent streetscape and park improvements have been
made to help slow down traﬃc and create a pedestrian
greenway park system internal to the community. It appears
that the majority of the homes within this development
were constructed between the late 1950’s and 1970’s.
The development does not appear to have any historical
structures and is rather non-descript in its appearance.
Recently, there have been a few S.F. residences built in this
area, primarily through Habitat for Humanity. A streetscape
tree program could be considered for this area to help build
a unifying appearance to the neighborhood and help create
more walkable streets.
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Typical Street in Powell’s Subdivision

Pedestrian Circulation and Park Improvements in
Powell’s Subdivision

Additional On-Street Parking Improvements by
Driskell Park

Well-used and Functional Driskell Park
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Riverview Sub-District
Sense of Arrival
The arrival experience into the City of Palm Bay from the
north or south, or into the BCRD from the west lacks a
sense of arrival into a unique or special place; City of Palm
Bay arrival signs are so subtle, and are easily missed by most
visitors. There is no visual queuing change in streetscape
design, signage, urban form, architectural structural
improvements or maintenance of private properties.
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US-1 - University Boulevard Looking North

The US 1 corridor is visually uninterrupted in its blight
condition until the Bayfront Village area. Conditions in
this area change predominantly due to the amount of
vegetation, tree coverage and property buﬀers. It is MSCW’s
understanding that conceptual streetscape plans have been
developed for the US 1 corridor and are currently pending
permit approval. Additionally streetscape plans have been
developed for the Palm Bay Road corridor with construction
pending in the future. Both of these projects are anticipated
to have a signiﬁcant, positive impact on the character and
visual appearance of the Bayfront.
US 1 Mobile Home Parks
There are multiple neglected mobile home parks and lower
income housing areas north of the Bayfront Village area.
Many, if not the majority, of the mobile homes in these
parks appear to be over 30-50 years old and are in disrepair.
These areas, if allowed to continue to decline could pose
increased health and safety risk to the area. These areas
clearly represent a continual blight condition and will
ultimately have a negative impact on future redevelopment
of the Bayfront if they are not improved. Redevelopment of
these areas, either through private development acquisition
or public assistance redevelopment, should be a priority
to help improve the economic sustainability, safety and
aesthetic impression of the corridor and the Bayfront area.
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Typical Northern US - 1 Design Section
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Residential Housing Along US - 1
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Declining Housing Product and Mobile
Home Parks
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Conlan Blvd. and US - 1 Intersection Landscape
Improvements

Conlan Blvd. and US - 1 Intersection

Vacant Rinker/Cemex Property

FIND Dredging / Spoils Site
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Conlan Boulevard/US 1 Intersection
This intersection represents a major gateway into the
industrial district of the BCRD, but lacks any strong sense
of arrival or direction. The parcels immediately adjacent
to the intersection are undeveloped. The parcel on the
southwest of the intersection appears to have been cleared
for possible future expansion or development of a new
building pad area; however, to date no application has been
ﬁled with the city for development of this site. Recent
landscape upgrades have been made to the intersection as
part of the Conlan Boulevard improvement project, but no
directional or entry signage was added. This intersection
is also used heavily as a shortcut for those traveling to I-95
or western Palm Bay, bypassing Palm Bay Road and the
Bayfront Village.
Indian River Dredge Spoil Site
This +/- 25 acre site has been dedicated for use by the
Florida Inland Navigational District (FIND) for deposition
and storage of Indian River Lagoon dredge/spoils materials.
Based on the current comprehensive land use map, this
parcel has a recreational lands designation. This site is
currently not open to the public. It is assumed that
recreational use would be only for temporary intervals when
the site is not used for spoil deposition. In these instances
the site will need to be mitigated for recreational use.
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