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Presented by Gladys Cook Technical Advisor 813 830-3450 

They provide 6 hours of training phone number 800 677-4548 

State had over $200,000,000 in the trust fund for housing assistance 

The Governor and state Senate are working toward a funding level of $44,000,000 

The House is working toward $162,400,000 funding level 

Sarasota County should have about $3,462,372 in Housing funds for allocation. 

The USDA has over 50 financial assistance programs 

HUD is another funding source 

SAIL ( State Apartment Incentive Loan) program 

The State Apartment Incentive Loan program (SAIL) provides low-Interest loans on a competitive 
basis to affordable housing developers each year. This money often serves to bridge the gap 
between the development's primary financing and the total cost of the development. SAIL dollars 
are available to Individuals, public entities, not-for-profit or for-profit organizations that propose 
the construction or substantial rehabilitation of multifamily units affordable to very low income 
individuals and families. 

A minimum of 20 percent of the development's units must be set aside for families earning 50 
percent or less of the area median income. Developments that use housing credits in conjunction 
with this program may use a minimum set-aside of 40 percent of the units for residents earning 
60 percent of the area median income. Developments in the Florida Keys Area may use a 
minimum set-aside of 100 percent of the units for residents with annual household incomes 
below 120 percent of the state or local median income, which ever is higher. 

Loan interest rates are set at zero percent for those developments that maintain 80 percent of 
their occupancy for farmworkers, commercial fishing workers or homeless people. The interest 
rates are set at one percent for all other developments. Loans are issued for a maximum of 15 
years unless housing credit syndication requirements or FannieMae requirements dictate longer 
terms or If the Corporation's encumbrance is subordinate to the lien of another mortgage, in 
which case the term may be made coterminus with the longest term of the superior loan. In 
most cases, the SAIL loan cannot exceed 25 percent of the total development cost and can be 
used in conjunction with other state and federal programs. 

Eligible applicants should apply for funding through the Universal Application Cycle or contact our 
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office for further information. This program is governed by Rule 67-48 of the Florida 
Administrative Code. 

SHIP (State Housing Initiatives Partnership) Program 

Florida Housing administers the State Housing Initiatives Partnership program {SHIP), which 
provides funds to local governments as an incentive to create partnerships that produce and 
preserve affordable homeownership and multifamily housing. The program was designed to 
serve very low, low and moderate income families. 

SHIP funds are distributed on an entitlement basis to all 67 counties and 52 Community 
Development Block Grant entitlement cities in Florida. The minimum allocation is $350,000. In 
order to participate, local governments must establish a local housing assistance program by 
ordinance; develop a local housing assistance plan and housing Incentive strategy; amend land 
development regulations or establish local policies to implement the incentive strategies; form 
partnerships and combine resources in order to reduce housing costs; and ensure that rent or 
mortgage payments within the targeted areas do not exceed 30 percent of the area median 
income limits, unless authorized by the mortgage lender. 

SHIP dollars may be used to fund emergency repairs, new construction, rehabilitation, down 
payment and closing cost assistance, impact fees, construction and gap financing, mortgage buy
downs, acquisition of property for affordable housing, matching dollars for federal housing grants 
and programs, and homeownership counseling. SHIP funds may be used to assist units that meet 
the standards of chapter 553. 

A minimum of 65 percent of the funds must be spent on eligible homeownership activities; a 
minimum of 75 percent of funds must be spent on eligible construction activities; at least 30 
percent of the funds must be reserved for very-low income households (up to SO percent of the 
area median income or AMI); an additional 30 percent may be reserved for low income 
households {up to 80 percent of AMI); and the remaining funds may be reserved for households 
up to 140 percent of AMI. No more than 10 percent of SHIP funds may be used for 
administrative expenses. Funding for this program was established by the passage of the 1992 
William E. Sadowski Affordable Housing Act. Funds are allocated to local governments on a 
population-based formula. 

High percentage of homeless are 1 year or 1 time people 
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MATTERS 
REPORT FROM THE FLORIDA HOUSING COALITION 



HO E RWESPiii 
where we SAFE where we 
-FEEL CONNECT 
where we keep our with our 

BELONGINGS FAMILY 
AND ESTABLISH OURSELVES WITHIN 

OUR COMMUNITY 
QUICK FACTS: 

Florida still has an affordable housing crisis 

• 911,390 very low-income Florida households-which include hardworking families, seniors, and 
people with disabilities- pay more than 50% of their incomes for housing. 

Florida has the thi rd highest homeless population of any state in the nation, with 33,559 people living 
in homeless shelters and on the streets. This includes 2,902 veterans and 6,140 children. 

• Low-wage jobs are prevalent in Florida 's economy. In many occupations, workers do not earn enough 
to rent a modest apartment or buy their first home. 
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WHY DOES HOME MATTER? 

The health, safety, and welfare of Floridians and the strength of Florida's overall 
economy hinges on an adequate supply of affordable housing for Florida's 
working families, elders, and people with disabilities living on fixed incomes. 

AFFORDABLE HOUSING REDUCES TAXPAYER EXPENSES 

• Affordable, community-based housing for seniors and people with disabi lities is about one-third of the 
cost of institutional care. 

• Chronica lly homeless persons often cycle through jails, hospitals, and other crisis seNices. Permanent 
supportive housing for this high-needs population can reduce taxpayer costs by about $20,000 per 
person per year. 

Affordable housing can improve the health and educationa l outcomes of low-income families and 

children, reducing the public costs associated with illness and poor school performance. 

AFFORDABLE HOUSING BOOSTS THE ECONOMY 

Money spent on affordable housing construction and rehabi litation has a ripple effect on local 
economies. Contractors and suppliers spend money on materials and labor, and workers spend their 
earnings locally. 

If the Sadowski Housing Trust Fund money is fully appropriated for housing, it will create nearly 29,000 
jobs and $3.8 billion in positive economic impact in just one year, while creating homes that will last 

far into the future. 

The Florida Housing Coa lit ion has produced this report in support of Home Matters® 
(www.HomeMattersAmerica.com), a national movement to make Home a rea lity for 
everyone by elevating the importance of Home's impact on people's health, education, 
personal success, public safety, and the economy. Participating in Home Matters is 
a coast-to-coast coalition composed of members of the general public, leaders of 
housing and community development organizations, as well as other organizations 
concerned about increasing the positive impact of Home in their commtinities. 
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SECTION ONE: 

Introduction: Why Does Home Matter? 
When it comes to affordable housing , Florida has seen both triumphs and ongoing challenges in 2016. The Florida 

Legislatu re approved the highest homegrown appropriation fo r the Sadowski State and Local Housing Trust Funds in nine 

years. However, many communities have expressed a sense of urgency about rising housing costs and the prevalence of 

street homelessness, prompting elected official s, private citizens, and members of the business, philanthropic, and fa ith 

communities to come together and search for solutions. 

Everyone needs a safe, stable place to call home, but housing is a 

market commodity as well as a basic human need. Unfortunately, 

the private market by itself is unable to provide homes and apart

ments for many workers, elders, and people with disabilities. The 

price of housing reflects what people are willing to pay to live in 

a community, and many people are bidding high prices to live in 

Florida's vibrant cities and towns. In many communities, even 

modest homes and apartments are priced out of reach of essen-

POINT OF VIEW: 

tial workers (including teachers and police officers), or are torn 

down and replaced with high-end houses, apartments, and con

dos. Even in communities with more moderate housing costs, 

many residents may struggle to find high-quality affordable 

housing if they work in low-wage jobs or live on fixed incomes. 

The way to co rrect this market failure is to provide financial in

centives that make it profitable for private developers to invest in 

affordable housing. These incentives come from public-private 
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partnerships among lenders, real estate professionals, community-based nonprofit orga

nizations, and local, state, and federal government agencies. Affordable housing funders 

typically impose high standards for building quality and property management. Every 

partner and every funding source in this community effort-public, private, and nonprof

it- is an essential piece of the puzzle. This report outlines the need for affordable rental 

and ownership housing in Florida, and highlights the importance of the Sadowski State 

and Local Trust Funds in meeting this need. 

The Benefits of Affordable Housing 
Economic Benefits 

Affordable housing-like any other housing development-stimulates state and local 

economies. When a developer creates affordable housing through new construction or 

rehabilitation, the community gains jobs through direct, indirect, and induced economic 

impacts' (see Sidebar on p. 3). For example, each dollar of Sadowski state and local housing 

trust funds leverages $4 to $6 in private investment, federal tax credits, and other funding 

sources. If the Sadowski state and local housing trust fund monies are fully appropriated for 

housing in Fiscal Year 2017-18, the projected economic impact will be: 

28,779 jobs 

$3.79 billion in total economic output 

$1.32 billion in labor income2 

Each Dollar Of Sadowski State & Local Housing Trust Funds 

LEVERAGES $4 TO $6 
in private investment, federal tax credits, and other funding sources. 

2 THE FLORIDA HOUSING COALITION I FLHOUSING.ORG 
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Once an affordable housing development is built and occupied, the residents create demand for 

ongoing jobs to meet their needs. Additionally, families living in affordable housing have more 

discretionary income to spend on food, clothing, and other goods and services, thereby boosting 

the local economy3. 

Affordable housing is also important for employers that are trying to attract skill ed workers to 

a region. For example, a 2015 survey in Sarasota County found that business leaders identified 

affordable housing as an ongoing need, despite their overall optimism about the region's economy". 

When local housing costs are out of reach for entry-level and mid-level employees, they must live 

remotely and commute to work. This increases traffic congestion, which creates a drag on local 

business profitability5. Employers may find it harder to attract skilled workers, and have more 

problems with employee absenteeism and turnover6
•
7

• 

An additional economic benefit of affordable housing comes from the foregone costs of providing 

social services to persons who are elderly, homeless, or have disabilities. According to an AARP 

report8
, Medicaid-funded nursing home care in Florida for seniors and people with disabilities cost 

over $30,000 per person served, compared to less than $10,400 for Medicaid Home and Community

Based Services (HCBS) . For persons with developmental disabilities, HCBS is less than one-third 

of the cost of an intermediate care facility (see Figure 1). Homeless persons with severe mental 

illness, meanwhile, are often heavy users of public crisis services such as jails and emergency rooms. 

A study in Central Florida estimates that permanent supportive housing for chronically homeless 

individuals saves taxpayers an estimated $20,000 per person9• 

Figure 1. Medicaid Costs for Institutional Care and Independent Living. 
(Source: Houser et al. 2012.) 
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Economic 
Impacts: 
A Note On Terminology 

Activities such as housing 

construction and 

rehabilitation stimulate local 

economies in several ways. 

For affordable housing 

development, "direct" 

impacts occur when 

developers hire workers and 

purchase materials from local 

suppliers. The suppliers, in 

turn , purchase additional 

materials and labor to fi ll the 

developer 's order, producing 

" indirect impacts". The 

workers employed, directly 

and indirectly, further 

stimulate the economy by 

spending their wages locally 

(" induced impacts" ). 

Elderly/Disabled 

• Institutional Setting 

Developmental Disabilities 

• Independent Living 

FLHOUSING.ORG J THE FLORIDA HOUSING COALITION 
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Health and Education Benefits 

Housing plays a major role in our physical and mental 

health. For low-income individuals and families, lack of 

affordable housing can have a multitude of negative effects: 

Families in unaffordable housing are likely to cut 

back on nutritious food and health care 10
• 

Substandard housing poses a variety of health 

hazards. Dust, mold, and cockroaches can cause 

asthma and allergies, and peeling lead paint can 

reduce IQs and cause behavioral problems in 

children. Unsafe structural conditions, such as 

faulty wiring, increase the risk of fire and injury11
•
12

• 

• Many low-income families move frequently or dou

ble up with friends and relatives if they cannot find 

affordable housing. Frequent moves are associated 

with stress and depression, and overcrowding has 

been linked to poor health in children 13
•
14

• 

Homelessness exacerbates a person's pre-existing 

health problems, and living on the streets or in 

shelters poses unique health risks (including 

tuberculosis, violence, and exposure to weather). 

Homelessness also makes it difficult to rest and 

recuperate after illnesses, find a place to store 

medications, and keep wounds clean and dry15
• 

Many of the health problems associated with a lack of 

affordable housing are closely connected to children's 

educational performance. For example, exposure to lead 

paint is known to cause developmental delays in children, 

while asthma from exposure to dust and mold can cause 

children to miss school and fall behind. Frequent moves, 

overcrowding, and homelessness have also been linked to 

lower educational attainment in children 16
• 

If a lack of affordable housing can contribute to ill health 

and educational problems among low-income families and 

children, then affordable housing is the foundation for good 

health and achievement in school. For example, according to 

a study by Children's Health Watch, infants in food-insecure 

families are 43% less likely to be hospitalized if their families 

had rental assistance during the pre-natal period, resulting in 

a health care cost savings of about $20million17
• Additionally, 

both subsidized rental housing and homeownership have 

been linked to better educational outcomes for children1S. 19• 
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SECTION TWO: 

By The Numbers: Housing Cost Burden in Florida 
Housing Costs for Low-Income Families 

Housing is generally considered affordable if it costs no more than 30% of a household 's 

income. Households who pay more than this amount are considered "housing cost 

burdened". This is not a perfect benchmark, since it is applied equally at all income 

levels. However, it is a reasonable standard fo r most low-income households. More 

conservative analyses of housing affordabi lity focus on households who are "severely 

cost bu rdened ", or paying more than 50% of thei r incomes for housing . See the Sidebar 

on right for a glossary of terms related to housing costs and incomes. 

Data fo r Florida's households is summarized in Figure 2 below. Of Florida's 3 million low-income 

households, over 1.94 million are cost burdened' . Th is number represents 65% of low-income 

households, and a full 26% of all Florida households. Of these low-income, cost burdened 

households, over 1.12 million are severely cost-burdened- 37% of all low-income households, 

and 15% of all Florida households. Of all low-income households with severe cost burden, 

911,390 (12% of all Florida households) are very low-income (not shown in Figure 2) . Of all 

low-income, cost burdened households in Florida, over 570,000 are headed by seniors (age 65 or 

older). For low-income households that have members with one or more disabilities, over 577,000 

are cost burdened2 1
• For household heads who are elderly or have disabilities, the availability of 

affordable housing in the community can make the difference between living independently and 

moving into a more restrictive setting, such as a nursing home. Parents who care for a child with 

disabilities in the family home, meanwhile, may find that high housing costs compete with the 

higher medical costs and time off work associated with their role as caregivers22
. 

'This data includes households in "'regular "' housing units. Individuals and households in settings such as group homes, 

dormitories, residential treatment centers, skilled nursing facilities, homeless shelters, military barracks, and prisons are 
excluded. 

Figure 2. Cost Burdened Low-Income Households in Florida. 
(Source: Shimberg Center for Housing Studies 20l 6a20 .) 
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GLOSSARY 
Area Median Income 
(AMI): Median annual 
household income (pre
tax) for a metropolitan 
area, subarea of a 
metropolitan area, 
or non-metropolitan 
county. 

Low-Income (LI): 
Household is at or 
below 80% of the AMI 
for households of the 
same size. 

Very Low-Income 
(VLI): Household is at or 
below 50% of the AMI 
for households of the 
same size. 

Extremely Low
Income (ELI): 
Household is at or 
below 30% of the AMI 
for households of the 
same size. 

Housing Costs: 
Includes the 
household's rent or 
mortgage payments, 
utility payments, 
property taxes, 
insurance, and mobile 
home or condominium 
fees, as applicable. 

Affordable Housing: 
Housing that costs 
no more than 30% of 
a household 's gross 
income. 

Cost Burdened: 
Household pays >30% 
of its gross income on 
housing costs . 

Moderately Cost 
Burdened: Household 
pays > 30% but no more 
than 50% of its gross 
income on housing 
costs . 

Severely Cost 
Burdened: Household 
pays > 50% of its gross 
income on housing costs. 
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Housing Cost Burden and Tenure 

Figure 3 shows a breakdown of severely cost burdened households 

by income bracket and tenure in Florida. Not surprisingly, the 

share of cost burdened households for each tenure type increases 

as income decreases. Severe cost burden is most prevalent among 

owner households with mortgages, possibly reflecting the legacy of 

subprime mortgage lending during the housing boom, the loss of 

earnings among low-income workers during the recession, or both. 

Severe cost burden is also widespread among low-income renters. 

In the extremely low-income (ELI) and > 30% to 50% AMI brackets, 

66% and 57% of renter households are severely cost burdened, 

respectively. While owners without mortgages are much less likely 

to have severe cost burden, over 40% of ELI households who own 

their homes free and clear are severely cost burdened. 

The share of low-income Florida households that are severely 

cost burdened declined marginally between 2005 and 2015, from 

38% to 37%. However, not all tenure types saw a decrease in the 

prevalence of severe cost burden (Table 1). Severe cost burden 

increased by 5 percentage points among renters in the >30-50% 

AMI bracket, and by 4 percentage points among low-income 

renters above 50% AMI. This is consistent with findings from 

other sources, which show that cost burden among renters has 

crept up the income ladder in recent years23.i4 • (Although the 

prevalence of cost burden among the lowest income renters is 

essentially unchanged, these renters had extremely high rates of 

cost burden to begin with .) 

The decrease in severe cost burden among Florida's homeowners 

with mortgages might reflect the fact that some owners have 

refinanced at lower interest rates, while others who were over

leveraged lost their homes to foreclosure. Notably, the rates of 

severe cost burden among owners with mortgages in the >30-

50% and >50-80% AMI brackets climbed after 2005, peaked 

between 2009 and 2011, and have declined since then (data not 

shown). Among ELI owners with mortgages, rates of severe cost 

burden did not peak during the Recession years, perhaps because 

they were already extremely high25• 

Homelessness 

When a household's rent or mortgage payments compete with 

other basic needs, such as food and healthcare, they are at risk 

of homelessness. In their 2016 Point-in-Time (PIT) countsh, 

communities across Florida identified a total of 33,559 "literally 

homeless" people-those staying in shelters, on the street, or in 

other places not meant for human habitation. As Table 2 shows, 

Florida's homeless population according to the PIT counts has 

declined by 30% since 2007, although this drop masks a peak of 

57,551 in 2010. During the same period, the United States PIT 

count homeless population experienced an almost uninterrupted 

decline, and was 15% lower in 2016 than in 2007. 

Several homeless subpopulations have decreased as well at 

the state and national level, as shown in Table 2. Florida has 

outperformed the nation in reducing homelessness among 

people in families and veterans, but has experienced a more 

bHUD requires Point-in-Time counts of "literally homeless" people to be conducted at least biennia lly by Continuums of Care (CoCs). or geographically defined 

networks of homeless service providers. Most CoCs in Florida and across the nation conduct their PIT counts on a single night in the last week of January. 

Figure 3 . Severely Cost Burdened Florida Households by Tenure. 
(Source: Shimberg Center 2016a.) 
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modest decline in its population of chronically homeless 

individuals. Overall, the state and national progress in 

reducing literal homelessness is a testament to the success 

of the "Housing First" model and the (relatively) strong 

political support for homeless assistance programs. 

Unfortunately, another commonly used measure suggests 

that family homelessness has increased both nationally 

and in Florida. The U.S. Department of Education (ED) 

requires public school districts to identify children and 

youth who are homeless at any time during the academic 

year (including summer school) . Children who are 

doubled-up or living in motels due to their family's loss of 

housing or economic hardship are defined as "homeless" 

by ED, and comprise most of the students identified as 

homeless at both the state and national level. 

Across the U.S., the population of homeless students 

increased by 32% between the 2008-2009 and 2014-2015 

academic years. The net increase in Florida over the same 

Table 1. Changes in Severe Cost Burden Among Florida 
Households by Tenure and Income Bracket. 
(Source: Shimberg Center 2016a .) 

Severe Cost Burden 
PercentcJge Point Clhlllge 

2005 2015 

30% AMI >30% to >50% to 
or Less 50% AMI 80% AMI 

Owner Househo lds -7% -7% -6% 
with Mortgage 

Owner Househo lds -2% -1 % 0% 
without M ortgage 

Renter Households -1 % 5% 4% 

Table 2. Point-in-Time Counts of Homeless People in 
Florida and the United States. 
(Source: HUD Point-in-nme Count data, 2007-2016.) 

Homeless 
Population Percent Percent 

Population Category in FL in Chimge Change 
2015 Ill FL in U.S. 

Total Homeless 
Population 33,559 -30% -15% 
(2007-2016)* 

Persons in Families 
9,358 -38% -17% (2007-2016)* 

Chro nically 
Homeless Individuals 5,415 -27% -35% 
(2007-2016)* 

Veterans 
2,902 -63% -47% 

(201 0-201 6)** 

*HUD uses 2007 as a baseline year for most Point-in-nme data. 
** 2010 was the first year that HUD had reliable estimates of Veteran 
homelessness at the state level. 
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The increase over the same 

perio_d was even sharper 

- 78%- yielding a homeless 
student population of over 
73,000 by the 2014-2015 

academic year. 
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period was even sharper-78%-yielding a homeless 

student population of over 73,000 by 2014-1526. 

Low-Wage Jobs 
Low-wage jobs, many of them low-skilled, are prevalent in 

Florida's economy. According to the United Way of Flor

ida's 2017 report on Asset Limited, Income Constrained, 

Employed (ALICE) households, the "survival wage" for a 

household with two adults, one infant, and one preschool

er was $27.42 per hour in 2015 (adjusted to 2016 dollars), 

or $13.71 per hour for each adult". The household Surviv

al Wage is just enough for a bare-bones budget with no 

cushion for emergencies. Unfortunately, many of Florida's 

common occupations do not even pay enough for a fami

ly to survive, let alone thrive. As the ALICE Report shows, 

government assistance and private charity is not enough 

to fill the gap for these farnilies27
. 

Although the median wage for all occupations in Florida is 

$15.76, occupations with a median wage below $13.71 per 

hour comprise 39% of all jobs in the state. Table 3 shows 

the ten most common of these occupations, which alone 

account for over 1 in 5 jobs in Florida. Four of the ten 

occupations shown have an entry wage below $9 per hour, 

and over 663,000 jobs have median wages below $10 per 

hour. These households can quickly fall into financial crisis 

due to job loss, illness, child care emergencies, break-down 

of an automobile, or other disruptions. When households 

cannot make ends meet, they tend to cut comers in their 

budgets in risky ways-such as accumulating credit card 

debt, eating an inadequate diet, forgoing preventative 

health care, choosing lower quality child care, and 

neglecting to register or purchase liability insurance for 

their automobiles. In the worst cases, these families join the 

ranks of the homeless households described above. 

Housing and Transportation Costs 
Faced with high housing costs in the communities 

where they work, many families live in outlying 

communities. Not only do long commutes cause stress 

and take away from family time, but the costs of car 

maintenance and fuel can cancel out the housing cost 

savings. Many of Florida's metro areas are sprawling and 

heavily car-dependent, minimizing the opportunities 

for workers to save money by using public transit. 

' In the ALICE Report, the United Way of Florida assumes that each adult 

works 40 hours per week, 50 weeks per year. 



To capture the tradeoff between housing and transportation 

costs that many families face, the Center for Neighborhood 

Technology (CNT) calculates a "Housing + Transportation 

Affordability Index" for communities across the nation. Just 

as 30% is the maximum share of income that a family can 

affordably devote to housing, CNT has determined that 45% is 

the maximum affordable share of household income that can be 

spent on combined housing and transportation costs. 

As Figure 4 shows, transportation costs magnify the already high 

burden of housing costs for low-income households in Florida's 

metro areasd. For the "average" low-income household, housing costs 

range from 38% in the Pensacola metro to 51 % in the Miami metro. 

A REPORT FROM THE FLORIDA HOUSING COALITION 

However, when transportation costs are taken into account, the 

difference in cost burden between the Pensacola and Miami metro 

areas is smaller. The average low-income household in the Pensacola 

metro pays 70% of its income for housing and transportation, while 

the average low-income household in the Miami metro pays 78%. 

In fact, when transportation costs are taken into account, the cost 

of living in some Florida communities rivals that of notoriously 

expensive cities like ew York and San Francisco. According to a 

2012 CNT report on combined housing and transportation costs 

in major metro areas, Miami and Tampa ranked first and third, 

respectively, for the nation's most expensive metros30
• 

<lniese percentages, unlike Census data, are not based on a "universe" of actual households, but are the result of a mathematical modeling exercise using a hypothetical "average" household 
at 80% AMI (not at or below 80% AMI). For convenience, the term "average low-income household" is used in the text. The model uses actual regional data on incomes, household 
composition, workers, housing and transportation costs, and other variables to construct profiles of "average" households and determine their average housing and transportation costs. 

Table 3. Florida's Most Common Occupations with a Median Hourly Wage Under $13. 71 . 
(Source: Florida Department of Economic Opportunity 201628 .) 

Occupation Employees 

Retail Salespersons 337,140 

Combined Food Prep/Serving Workers 227,860 

Cashiers 226,000 

Waiters and Waitresses 209,340 

Office Clerks, General 155,040 

Laborers and Freight/Stock/ Material Movers* 129,670 

Stock Clerks and Order Fillers 123,120 

janitors and Cleaners** 112,290 

Restaurant Cooks 96,010 

Nursing Assistants 88,110 

Total All Occupations 7,925,290 

*Except Technical & Scientific Products. **Except Maids & Housekeepers 

Figure 4. Housing and Transportation Costs for the Average Low-Income Household. 
(Source: Center for Neighborhood Technology [CNT] H+ T Affordability lndex29 .) 
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SECTION THREE: 

Challenges for Renters 
About three-quarters of Florida 's low-income renter households are cost burdened, and 40% of low-income renters are 

severely cost burdened 31
• As Section 2 demonstrated, severe cost burden is especia lly widespread among very low

income renter households (those w ith incomes S50% AMI). Moreover, the sha re of renters between 30% and 80% AMI 

that are severely cost burdened has increased slightly since 2005 (see Table l ). 

Section 2 discussed the key impact oflow wages on rates ofhousing 

cost burden among low- and moderate-income Floridians, as 

well as the tradeoffs between housing and transportation costs. 

This section goes into further detail about specific factors that 

drive high housing cost burdens among low-income renters. 

Mismatch Between Rents and Wages 

As Table 3 shows, jobs with low wages and low- to medium-skill 

levels are prevalent in Florida. To determine the wages needed 

to afford rental housing in different regions, the National Low 

Income Housing Coalition (NLIHC) calculates the "housing 

wage" -the minimum hourly wage' needed to afford housing at 

Fair Market Rent (FMR) . A metro area's FMR, calculated annually 

by HUD, is usually equal to the 40'h percentile of combined 

rent and utility costs for all units with a given number of 

bedrooms-somewhat less expensive than a median-priced unit. 

Figure 5 compares median wages for common occupationsr to 

the "housing wage" for the I-bedroom and 2-bedroom FMRs 

in the Homosassa Springs and Orlando metropolitan areas and 

' NLIHC assumes a renter earning the "housing wage" works 40 hours per week, 52 weeks per year. 

"rhe occupations shown in Figure 5 collectively account for 12%, 9%, and 8% of all jobs in the Homosassa metro area, the Orlando Metro area, and the Miami-M iami 

Beach-Kendall metropolitan division, respectively. 

Figure 5. Comparison of Median Wages for Common Occupations and 1-Bedroom Fair Market Rents. 
(Source : DEO 2016, National Low Income Housing Coalition [NLIHC] 2016a33.) 
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the Miami-Miami Beach-Kendall metropolitan division. 

For child care workers, home health aides, landscapers, 

and other low-wage workers that support the economy 

and quality of life in these regions, paying for rental 

housing can be a struggle. In the largely rural 

Homosassa Springs metro area, a renter needs a wage 

of only $11.77 per hour to afford a !-bedroom unit 

at FMR. Nonetheless, only 3 of the 10 occupations 

shown have a median wage higher than $11. 77 in this 

metro area, while a 2-bedroom unit at FMR is out of 

reach for all the occupations shown. 

The mismatch between rents and wages is even 

more pronounced in the Orlando and Miami areas, 

where none of the occupations shown can afford a 

!-bedroom unit at FMR, let alone a 2-bedroom unit. 

Notably, median wages have much less variation than 

housing costs for the geographic areas shown. For 

some occupations, such as nursing assistants, wages 

are actually lower in areas with higher housing costs. 

Many employers compete in national markets, so they 

have a limited ability to pay higher wages in regions 

with higher housing costs32
• 

NLIHC uses the 30%-of-income standard of 

affordability to determine whether rents are "out of 

reach;' and many low-income renters pool housing 

costs with spouses or roommates. On the surface, this 

may suggest that renters in the occupations shown 

are not experiencing serious hardships . For instance, 

in the Orlando area, the cost burden for a medical 

assistant in a !-bedroom unit at FMR would only be 

34%, and two childcare workers could room together 

in a 2-bedroom unit at FMR without their housing 

costs exceeding 30% of their combined income. 

However, this line of reasoning overlooks the complexity 

and unpredictability in renters' lives. Spouses and 

roommates may lose their jobs, or may miss work due 

to illness, child care emergencies, or car break-downs. 

Moreover, many renter households consist of single 

mothers and their children. Single mothers in many 

low-wage jobs struggle to afford even a one-bedroom 

apartment at FMR and, as Section 1 discussed, crowded 

living conditions can be harmful for children. Another 

A REPORT FROM THE FLORIDA HOUSING COALITION 
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alternative for low-income renters would be to rent units 

below FMR, but some of these units may be substandard 

or located in unsafe neighborhoods. 

Shortage of Affordable and Available Rental Units 
Florida's communities do have rental units, both 

subsidized and unsubsidized, that are affordable to low

income households. However, there are not enough of 

these units to go around, especially in higher-priced 

metro areas. Not only is the overall supply of affordable 

rentals limited, but some of these rentals are already 

occupied by higher-income households. In other words, 

low-income renters find themselves in a game of musical 

chairs for a limited number of affordable units. 

This shortage of affordable and available units is 

illustrated in the infographic on page 11. For low-income 

households overall, only 82 rental units are affordable 

and available for every renter household. The shortage is 

most acute for extremely low-income households (::;30% 

AMI), with only 22 affordable and available units for 

every 100 ELI renter households34
. 

Loss of Affordable Rental Housing 
The limited supply of affordable rental housing for low

income families is continually shrinking. Owners of 

rental units subsidized by federal, state, and/or local 

funding must keep rents affordable for tenants in certain 

income brackets for a set period of time, usually 15 to 50 

years. The units may be lost from the affordable housing 

stock if the affordability period expires, the owner 

prepays the mortgage to end the affordability period 

early, the property is foreclosed, or (in rarer cases) the 

subsidy is removed due to poor property management. 

Between 1993 and 2016, Florida lost over 58,000 units of 

privately owned, subsidized rental units from the affordable 

housing stock35• The Shimberg Center for Housing Studies 

has estimated that over 35,000 units are at risk of being lost 

by 2030, based on the age of the developments, the sources 

of their subsidies, and the dates when the subsidies will 

expire. These units represent about 14% of Florida's private, 

subsidized affordable housing stock36
• 

Tightened Renta l Market 
At the national level, the rental market recovered much 

more quickly than the homebuyer's market. After 



peaking in 2009, rental vacancies have declined to levels not 

seen since the early 2000s. The nominal value of contract 

rents (excluding utilities), as measured by the Consumer 

Price Index, began to rise in 2010 and outpaced inflation by 

2012. This tightening of the national rental market has been 

attributed to former homeowners entering the rental market 

after foreclosures , as well as to young families delaying first-time 

homeownership37
•
38

• 

In Florida, the real value of median gross rent declined during 

the recession, but had nearly returned to its pre-Recession peak 

value by 2015. Moreover, median gross rent has consistently been 

higher than the rent that is affordable at Florida's median renter 

income. The gap between med!an rents and what the average 

renter could afford to pay was $161in2015-narrower than the 

$209 gap in 2011, but wider than the gap of only $82 in 2005 

(Figure 6) . Meanwhile, the state's overall rental vacancy rate has 

dropped from a peak of 13.2% in 2009 to 7.8% in 2015, about the 

same as its 2005 level39• 

Professionally managed apartments tend to have higher rents and 

lower vacancy rates than "mom-and-pop" apartments. According 

to Axiometrics, Inc., which tracks data for professionally managed 

market-rate apartments, rent growth rates and occupancy rates 

increased rapidly in South Florida through 2015, and have since 

leveled off or ebbed ·slightly8. By contrast, rents and occupancy 

rates for professionally managed apartments in central and 

north Florida increased rapidly in 2016. For example, by the 

end of the third quarter of2016, the Orlando metro area had an 

A REPORT FROM THE FLORIDA HOUSING COALI TION 

average rent increase qf 4.9% over the previous year (compared 

to a 3.0% nationwide increase), and an occupancy rate of95.89% 

(compared to a nationwide occupancy rate of95.l %). In essence, 

the professionally managed apartment markets in North and 

Central Florida have caught up to the South Florida markets in 

terms of rent growth and occupancy rates40
•
41

• 

In many Florida communities, buying a home offers a lower 

monthly payment than renting, and offers better wealth creation 

opportunities if the buyer stays in the home for at least two years. 

However, high rents make it difficult for low-income households 

to save up for a down payment42
•
43

•
44

• Other challenges and 

opportunities for low-income homebuyers will be discussed in 

the next section. 

9 Note that a decline in the rate of rent g rowth is different from a decline in average rents. If a metro area 's rent growth ra te decl ines but is sti ll positive, the metro area 's 
average rent is still increasing , but not as rapidly as before. 

Figure 6. Comparison of Median Gross Rent with Affordable Rent at Median Renter Income in Florida. 
(Source: Shimberg Center 20l 6a.) 
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SECTION FOUR: 

Challenges for Homebuyers 
Home prices vary widely across Florida. One key indicator of home affordabi lity is the National Association of Home 

Builders' "Housing Opportunity Index" (HO I), which equa ls the percentage of homes for sale in a community that are 

affordable for a median-income family, assuming al 0% down payment and standard underwriting criteria . In a HOI ana lysis 

of 229 metro areas nationwide in the 3'd quarter of 201 6, Florida metros ranged from 26th most affordable (Homosassa 

Springs) to lSth least affordable (Miami)45
. However, to paint a fuller picture of home affordability, we need to consider the 

supply of homes for sale that are affordable to low-income households. One must also bear in mind that lower-cost homes 

for sale may be farther from employment centers, necessitating higher transportation costs as discussed in Section 2. 

Florida's homeownership rate has declined steadily from a peak 

of 71 % in 2007 to 64% in 201546
• Families losing their homes to 

foreclosure account for some of this decrease, but the factors 

discussed below prevent many low- and moderate-income 

families from buying their first homes. 

Housing Costs Exceed Wages for Many Occupations 

Even in metro areas with relatively low home prices, 

homeownership can be out of reach for many workers that 

provide essential services, including paramedics, firefighters, and 

nurses. For Figure 7, we calculated the minimum annual income 

needed to afford a median-priced home in the Lakeland and 

Orlando metro areas and the Miami metropolitan divisionh. 

According to HOI data from the National Association of Home 

Builders, the Lakeland metro was Florida's 2"d most affordable 

market for homebuyers in the 3rd quarter of 2016, and the 48'h 

most affordable market in the nation. Nonetheless, of the eight 

featured occupations, only two-police and sheriff's patrol 

officers and registered nurses-have a median income over 

$47,185, the minimum needed to buy a home at the median 

price of$145,000 in the Lakeland metro. The median income for 

hThe assumptions for ca lcu lating "housing wages" for median-priced homes were as fo llows: l) 3()-year fixed rate mortgage at 4% interest, 2) FHA-insured with a 3.5% 
down payment, 3) Front-end ratio of 31%, back-end ratio of 41%, 4) All other household debt service is 18% of annual income, 5) Assessed value is 85% of the purchase 

price, 6) Homestead exemption is $50,000, 7) Mill levy is $18 .84, and 8) Property insurance is 1% of the purchase price annually. Additionally, we assume that the 

homebuyerworks 40 hours per week, 52 weeks per year. 

Figure 7. Median Income of Selected Occupations Compared to the Income Needed to Afford a Median-Priced Home (2016 03) . 
(Source: DEO 2016, National Association of Home Bui lders 2016.) 
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elementary school teachers in the Lakeland metro is about $2,300 

short of the amount needed to buy a median-priced home. In the 

Orlando metro, none of the occupations shown have an income 

high enough to purchase a home at the median price of $200,000, 

although the median income of registered nurses is only about 

$3,500 short. 

In the Miami metropolitan division, firefighters and police 

and sheriff's patrol officers are about $2,000 and $5,800 short, 

respectively, of the annual income needed to purchase a home at 

the median price of $253,000. Th.is is in contrast to the data from 

the 2016 Home Matters report, which showed that firefighters 

and police and sheriff's patrol officers in the Miami metropolitan 

division were paid just enough to afford a median-priced home in 

the area. While the median home price in the Miami metropolitan 

division (adjusted to 2016 dollars) increased by 12% over this 

period, the median income for firefighters and police and sheriff's 

patrol officers remained stagnant. As in the 2016 Home Matters 

report, the median income of every other occupation shown

including registered nurses and elementary school teachers- falls 

A REPORT FROM THE FLORIDA HOUSING COALITION 

far short of the income needed to afford a median-priced home in 

the Miami metropolitan division. 

Notably, essential service workers do not always earn higher 

wages in markets with higher housing costs. For example, EMTs 

and paramedics earn about $7,500 less on average in the Miami 

metropolitan division than in the Orlando metro. In addition, 

the median income for licensed practical and vocational nurses is 

slightly lower in the Orlando metro than in the Lakeland metro, 

even though the median home price is considerably higher. 

Many homebuyer households have two breadwinners who 

pool their incomes to make mortgage payments. However, 

homeowners are subject to the same income fluctuations as 

renters, which may result from job loss, illness, and other 

factors. For each of the three markets shown in Figure 7, several 

occupations have a median income that falls far short of the 

income needed to buy a median-priced home, leaving these 

workers vulnerable to foreclosure if they or another breadwinner 

loses income. For example, if a paramedic and a spouse with a 

similar income bought a median-priced home in the Lakeland 

HOME OWNERSHIP 
IS OUT OF REACH 
for Many Floridians

1 
Who Provide Essential Services 

MEDIAN SALARIES DON'T MATCH MEDIAN HOME PRICES 
Even in metro areas with relatively low home sale prices, homeownership can be out of reach for many 
workers that provide essential services, including paramedics, firefighters, and nurses. 
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metro, they would be nearly $20,000 short of the annual income 

needed to afford the home if one spouse lost their job. The 

problem is even more pronounced in the Orlando and Miami 

markets. In fact, in the Miami metropolitan division, a household 

with two full-time dental assistants or paramedics would still fall 

over $20,000 short of the annual income needed to purchase a 

median-priced home. 

Tight Markets for Low-Income Buyers 

Florida's home market is steadily improving, with a decline in 

foreclosure filings47 and in increase in home sale prices. However, 

the inventory of new homes for sale has diminished as the supply 

of distressed properties for sale is exhausted48
. The tight supply 

has contributed to worsening affordability in most of Florida's 

home sale markets49
• 

The prevalence of cash sales in Florida's homebuyer market is 

declining, but the state still has one of the highest rates of cash 

sales in the nation. Cash buyers accounted for over 50% of condo 

sales in July 201650•
51-a concerning trend, considering that 

condos offer an affordable alternative to single-family homes for 

many homebuyers. A closely related concern is the prevalence 

of homes sold to investors, second home buyers, and other non-

owner-occupants, who are often able to buy homes in cash. 

Whether or not they pay in cash, these investors and other buyers 

are often able to outbid low- and moderate-income homebuyers. 

The Shimberg Center for Housing Studies estimates the 

number of homes sold to owner-occupants versus investors 

and second home buyers by determining which homes sold 

receive a homestead exemption within one year of sale. 

Those that receive homestead exemptions are presumed to be 

owner-occupied, while those without homestead exemptions 

are presumed to be used for other purposes. For homes sold 

in 2014, the median price for those that received a homestead 

exemption within one year of sale was $207,959, compared 

to only $164,208 for homes that did not receive a homestead 

exemption. Moreover, homes sold to non-owner-occupants 

accounted for 54% of all homes sold in 2014. In other words, 

non-owner-occupants slashed the supply of homes for sale 

by more than half, _disproportionately removing lower-cost 

homes from the market. (Of course, some of these lower-cost 

homes may have had substantial repair needs.) 

Figure 8 shows how the prevalence of home sales to non-owner

occupants constrained the supply for low-income potential 

Figure 8. Numbers of Low-Income Potential Homebuyers and Home Sa les in 2015. 
(Source:Shimberg Center 2016 .) 
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* Home sales are classified by whether or not they received a homestead exemption w ithin one year of sa le. 
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homebuyers in 2015. The data in Figure 8 was tabulated before 

the end of 2016, so it may slightly underestimate the number of 

homes that received a homestead exemption. Compared to 2014 

data, though, it provides higher and more current estimates of 

homes available for purchase by prospective owner-occupants. 

About 93,000 homes were sold below the median price to owner

occupants in 2015-potentiallywithin reach oflow-income and first

time homebuyers. However, these sales were dwarfed by the number 

of moderately low-income (>50% to 80% AMI) renter households in 

2015. For every owner-occupied home sold below the median sale 

price, there were nearly two non-cost-burdened, moderately low

income renters-the moderately low-income renters most likely 

to be able to save for a down payment. When all moderately low

income renters are considered, the shortage of homes for sale is even 

more acute- about six low-income potential homebuyers for every 

home sold below the median price to an owner-occupant. 

Figure 8 also shows that an increase in the share of home sales 

to owner-occupants would probably not be enough to expand 

homeownership opportunities to all low-income potential 

homebuyers. If all homes sold in 2015 had been purchased by owner

occupants, there would have been enough homes sold below the 

A REPORT FROM THE FLORIDA HOUSING COALITION 

median price to potentially accommodate all non-cost-burdened, 

moderately low-income renter households'. However, there would 

not have been enough homes for sale to provide a housing alternative 

to all the cost burdened renters in this income bracket. 

In addition to home prices and supply, an important consideration 

for low-income homebuyers is the availability of mortgage credit. 

In 2014, there was widespread concern that lenders and federal 

regulators had overcorrected for the excesses of the housing 

bubble, enacting lending standards that were too stringent for 

homebuyers with low incomes and less-than-stellar credit. By 

the end of 2015, several steps taken by the federal government to 

expand mortgage credit had shown some success52
•
53

•
54

. However, 

mortgage interest rates crept upward in 201655
, and may continue 

to increase in 201 7, making homeownership less affordable for 

low- and moderate-income homebuyers56
. 

The barriers to affordable homeownership highlight the need for 

financial tools for low-income homebuyers-including down 

payment assistance and subsidies to lower the purchase price-as 

well as an increase in the affordable rental supply. The next section 

describes the keystone role of Florida's Sadowski housing trust funds 

in expanding the supply of affordable rental and ownership housing. 

'Assuming all homes sold below the median price were affordable to these households, there would have been about 190,000 homes available. 

Each SHIP Dollar is Required to Meet the Following Criteria: 

CONSTRUCTION"\ ------
At least 75% must be spent on 
construction (including new 
construction & rehabilitation) 

HOMEOWNERSHIP --
ACTIVITIES ,£} 
At least 65% must be spent 
on homeownership activities 

f2I 
SHIP 
housing a stronger Florida 

Ii LOW AND VERY LOW 
INCOME HOUSEHOLD 
ASSISTANCE 
At least 60% must be used to 
assist low-income 
households. Of this amount, 
at least half (30% of the total) 
must be used to assist very 
low-income households. 

(f ADMINISTRATION 
No more than 10% may be 
used on administration . 
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SECTION FIVE: 

The Sadowski Housing Trust Funds: 
A Proven Track Record of Producing and Preserving Affordable Housing 

As this report has demonstrated, hundreds of thousands of low-income Floridians struggle with high housing costs. Many 

factors affect the supply of affordable housing, including low wages for common occupations, high market prices for homes 

and apartments in decent condition, and limited federa l funding for housing programs57. Moreover, the si tuation is getting 

worse for low-income renters, as the gap grows between median rents and what renters can afford to pay. Meanwhi le, 

many low-and moderate-income potential homebuyers, including essential service workers, are shut out of the homebuyer 

market by high sale prices relative to wages, competition from investors and vacation home buyers, and limited inventory. 

It is very challenging for Florida's policymakers and community 

advocates to directly influence these factors in the near term, 

but we do have control over a simple and powerful tool at the 

state level: The Sadowski State and Local Housing Trust Funds. 

These dedicated funding sources allow thousands of low- and 

moderate-income families to rent, buy, and renovate affordable 

homes each year, while leveraging substantial public and private 

funds and boosting Florida's economy. 

Sadowski History and Major Programs 

Twenty-five years ago, a diverse coalition of Florida's affordable 

housing advocates, business and industry groups, and faith-based 

organizations recognized the need for a dedicated state revenue 

source for affordable housing. In 1992, the state legislature passed 

the William E. Sadowski Affordable Housing Act, which raised the 

state documentary stamp tax on deeds by ten cents per $100 of the 

property's value i. The Sadowski Act directed the new funds to two 

trust funds, one for local governments and one for the state. 

The Local Housing Trust Fund supports the State Housing 

Initiatives Partnership (SHIP) program, which primarily funds 
< 
the production and preservation of affordable ownership housing 

for low- and moderate-income households. The Florida Housing 

Finance Corporation (Florida Housing) uses a population

based formula to distribute SHIP funds to all 67 counties and 

to cities that receive Community Development Block Grant 

(CDBG) funds. SHIP is most commonly used to support 

home construction, rehabilitation to make homes safe and/or 

handicapped accessible, and assistance with down payments and 

closing costs. It requires a high degree of accountability, but also 

gives local government flexibility to meet local needs, as long as 

the statutory requirements are met. These requirements, found in 

Florida Statute 420, include: 

At least 65% must be spent on homeownership activities. 

At least 75% must be spent on construction (including 
new construction and rehabilitation.) 
At least 30% must be used to assist very low-income 
households 

At least 60% must be used to assist low-income 

households. 
No more than 10% may be used on administration 

Rental housing activities are limited to 25% of a community's 

annual SHIP allocation. Several SHIP communities use a portion 

of their rental funds to support eviction prevention programs 

and Rapid Re-Housing for homeless families, helping them 

iln 1995, the State Legislature shifted another ten cents of documentary stamp tax revenue from general revenue to the Sadowski trust funds. 

Table 4 . Estimated Economic Impacts of Fully Funding Sadowski Housing Trust Funds in Fiscal Year 2017-18. 
(Source: Sadowski Coalition 2017.) * Numbers may not add up exactly due to rounding. 

Type of Impact SHIP SAIL 

Projected Trust Fund Revenue in FY 17 / 18 ($mill ion) $204.88 $87.49 

Total economic activity generated($ mi llion) $2,746.98 $1,038.74 

Total jobs created 9,307 20,561 

Total labor income generated($ million) $881.4 $436.64 
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pay security and utility deposits. Additionally, in the 2016-2017 

legislative session, the SHIP statute was amended to allow SHIP 

communities to provide up to 12 months of rental assistance to 

very low-income households that are homeless or have a member 

with special needs. 

The State Housing Trust Fund supports several activities, 

including administration of the Sadowski funds by Florida 

Housing. The main Sadowski-funded state program is the State -Apartment Incentive Loan (SAIL) program. SAIL provides 

funding on a competitive basis for the construction and 

rehabilitation of affordable multifamily rental housing. SAIL 

usually serves as "gap financing" for developments with other 

funding sources, such as the Low Income Housing Tax Credit k. 

Impact of Sadowski Trust Funds 

In Fiscal Year 2017-18, a projected $292.37 million in documentary 

stamp tax revenues will be available for appropriation to the 

Sadowski trust funds. This funding level is over 10 times the 

amount of annual funding ($25 million) that Florida is projected 

to receive in future years from the National Housing Trust Fund 

(NHTF)58
, and well over the $4.6 million received from the NHTF 

in 201659
. If State Legislature appropriates the full amount to the 

Sadowski trust funds, the economic impact will be considerable, 

as shown in Table 4. Every Sadowski dollar will leverage more 

than $4 from other public and private sources. When the direct, 

indirect, and induced impacts of Sadowski-funded developments 

are taken into account, the total economic impact will be nearly 

$3.8 billion. Additionally, these developments will create nearly 

29,000 jobs and generate nearly $1.32 billion in labor income. 

In addition, Sadowski funds give low- and moderate-income 

families a hand up that can be extended to their children and 

grandchildren. For example, the SHIP allocations from fiscal 

years 2006-07 to 2013-14 had a profound impact on Florida 

communities, even though the program's funding was swept into 

general revenue by the State Legislature for much of that period. 

A total of 38, 799 households were assisted, of which: 

621 were homeless households 

1,449 households had a member with developmental 

disabilities 

9,704 were households headed by an elderly person (age 

62 and up) 60 

A REPO RT FRO M TH E FLO RIDA HO USING COALITIO N 

From fiscal years 2009-10 to 2012-13, when SHIP communities 

were feeling the worst effects of the Local Housing Trust Fund 

being swept, an average of 1,812 units were assisted per year61
• 

(Much of this activity was made possible by SHIP funds carried 

over from previous years and by program income.) However, 

when Local Housing Trust Fund monies are fully appropriated 

for housing and available to SHIP communities, 8,000 to 10,000 

units can be assisted each year62
•
63

• Clearly, full SHIP funding 

would allow local communities to significantly scale up their 

efforts to provide housing for key populations, including those 

who are homeless or have developmental disabilities. 

SAIL has also been a lifeline for many low-income individuals 

and families. At the end of 2015, the Florida Housing Finance 

Corporation's portfolio of developments with outstanding SAIL 

loans had a total of 67,645 units64
• Of these units: 

1,367 were in developments targeting homeless households 

1,072 were in developments targeting special needs households 

9,322 were in developments targeting elderly households 

These numbers significantly underestimate SAits impact because, 

like the Local Housing Trust Fund, the State Housing Trust Fund 

had most of its funds swept into general revenue between the 2008-

09 and 2013-14 fiscal years. Additionally, these numbers do not 

include developments that have already paid off their SAIL loans. 

At a time when thousands of privately owned, subsidized rentals are 

being lost from the affordable housing stock each year, SAIL is an 

engine for constructing and rehabilitating housing for elders, people 

experiencing homelessness, and other vulnerable populations. 

In short, if the Florida Legislature fully appropriates the State 

and Local Housing Trust Fund monies for housing, the state's 

investment will have huge payoffs. Thousands of low- and 

moderate-income Floridians will move into affordable homes 

or renovate existing homes, which they will use as a platform 

to improve their lives. At the same time, the affordable housing 

development leveraged by Sadowski programs will generate tens 

of thousands of jobs and billions of dollars of economic output 

and labor income annually. The Sadowski housing programs are 

truly a win-win. 

kThe Low Income Housing Tax Credit, or LITHC, is an item of the Internal Revenue Code. The U.S. Treasury Department issues tax credits to states, which in turn award 

them to affordable housing developers. The developers sell them to equity investors to raise money for development of affordable renta l housing. 
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0 
SHIP 
housing a stronger Florida 

The State Housing Initiatives Partnership Program (SHIP) is a nationally-acclaimed model for effectively and 
efficiently meeting housing needs at the community level. SHIP provides sustainable homeownership for 
Florida's workforce, helps prevent homelessness, and provides emergency repairs and disaster recovery for 
Florida's most vulnerable residents, including the frail elderly, persons with disabilities and veterans. 

The State Apartment Incentive Loan Program (SAIL) 

produces apartments for Florida's workforce, rehabilitates 

existing apartments in dire need of repair, as well as 
apartments that house Florida 's most vulnerable 

populations, including the frail elderly and persons with 

disabilities who might otherwise need to live in an 

institutional setting. 

Using Florida's housing funds solely for housing creates a 

positive economic impact for Florida by fueling economic 

development, creating jobs, investing in our local communities, 

and contributing to the well-being of Florida's families, veter

ans, elderly, persons with disabilities, persons experiencing 

homelessness and deserving Floridians in need across the state. 
For more information, visit SadowskiCoalition.com. 

In Florida, the Fair Market Rent (FMR) for a 2-bedroom apartment is $1 ,038. In order to afford this, a household must earn at 

least $41,517 annually ($19.96/ hour). For that same 2-bedroom apartment, a minimum wage Floridian earning $8 .10/hour 

must work 99 hours/ week year round or the household must include 2.5 minimum wage earners working year round . 
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CREATES 28,779 JOBS 
From construction workers to retailers, an investment in housing creates jobs 

for Floridians. Housing dollars will put Florida's housing industry to work 
repairing homes and improving the real estate market. SHIP funds can 

be used for rehabilitation/renovation of existing empty housing 
stock to ready it for families to move in. 

A REPORT FROM THE FLORIDA HOUSING COALITIO N 

GENERATES 
RESULTS 

The Florida Legislature can create nearly 
29,000 jobs and over $3.8 billion in positive 

economic impact for Florida if it 
appropriates the housing trust fund monies 

for housing . 

SHIP and SAIL have proven track records for 
performance, transparency, and 

accountability. Floridians need affordable 
housing. Using the housing trust fund 
monies solely for housing is the right 

thing to do· for Floridian's in need; 
for the benefit of all Florida 

taxpayers; and for the 
growth of Florida's 

economy. 

INVESTS 
LO ALLY 

FUELS ECONOMIC 
DEVELOPMENT 

SHIP has been successfully 
operating statewide, from 
large urban areas to small 

rural communities for 
more than 20 years . 

SHIP program flexibility allows 
_..~ local housing programs to meet 

their community 's individual 
needs and revise strategies in 

accordance with changes in the 
local market, provided they 

continue to meet statutory criteria. 

The appropriation would result in a positive 
economic impact of $3 .8 billion. 

z 
0 -..J 
..J -m 
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Conclusion 
Affordable Housing Is Essential for Floridians: 
Having a healthy, affordable place to call home is the foundation 

of our lives and the basis of strong local economies. Affordable 

housing allows low- and moderate-income working families to 

live near their places of employment, and enables our elderly and 

disabled family members on fixed incomes to be integrated in 

their communities. 

Affordable housing construction and rehabilitation 

stimulates local economies by creating jobs and 

generating business for contractors and suppliers. 

Affordable housing improves a family's physical and 

mental health, and helps children excel in school. 

For the elderly and people with disabilities, affordable 

community-based housing is one-third of the cost of 

institutional care. 

For people who are chronically homeless, affordable 

housing breaks the costly cycle through hospitals, jails, 

and other taxpayer-funded crisis systems, saving about 

$20,000 per person per year. 

We Don 't Have Enough Affordable Housing in Florida: 

Close to 1.95 million low-income Florida households are 

paying more than 30% of their incomes for housing, the 

maximum amount considered affordable by experts. 

Of these nearly 1.95 low-income "cost burdened" 

households, over 570,000 households are headed by 

seniors, and over 577,000 households have a member 

with disabilities. 

Over 911,300 very low-income Floridians are severely 

cost burdened, meaning that they pay more than 50% of 

their incomes for housing. 

Florida's "Point-in-Time" homeless population has 

experienced a 30% net decrease since 2007. However, the 

number ofK-12 students who experience homelessness 

or housing instability showed a 78% net increase from 

the 2008-09 to 2014-15 academic years. Continued 

progress on reducing homelessness depends on a steady 

supply of affordable rental housing. 

"Drive till you qualify" is not a solution to high housing 

costs, since transportation costs largely consume the 

housing cost savings. For the average low-income 

household in one of Florida's major metro areas, 
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combined housing and transportation costs can easily 

consume over 70% of income. 

There is a Large and Growing Gap Between Income and 
Housing Costs: 

For a young family of four to meet its basic needs, 

the parents must earn a combined wage of $27.42 per 

hour, or about $13.71 per parent. Unfortunately, 39% 

of Florida's jobs are in occupations with median wages 

below $13.71 per hour. 

Rents are out of reach for low-income workers in 

many Florida communities. For example, a childcare 

worker cannot afford a moderately priced one-bedroom 

apartment in the Miami or Orlando areas, or even in the 

Homosassa Springs area. 

Florida has only 22 affordable and available rental units 

for every 100 extremely low-income renters (those with 

incomes at or below 30% of the area median) . 

Over 35,000 units are at risk of being permanently lost from 

the privately owned affordable housing stock by 2030 . . 

The median renter income in Florida is too low to afford 

median rents, and the gap between rents and renter 

incomes is wider now than it was at the height of the 

housing boom. 

Median-priced homes in Florida are out of reach for 

many workers with medium- and high-skilled jobs. For 

example, firefighters in the Lakeland metro area cannot 

afford to buy a median-priced home. 

Florida has a shortage of moderately priced homes 

available for low-income homebuyers, partly due to 

competition from investors and second-home buyers. 

In 2014, there were about six low-income potential 

homebuyers for every home sold to an owner-occupant 

at or below the median sale price. 

The Good News 

Although the affordable housing need in Florida is daunting, our 

state has a nationally acclaimed program based on a dedicated 

revenue source with a proven track record for performance, 

transparency, a:nd accountability: The State and Local Housing 

Trust Funds created by the William E. Sadowski Affordable 

Housing Act. The largest State Housing Trust Fund program is the 

State Apartment Incentive Loan (SAIL) program, while the Local 

Housing Trust Fund supports State Housing Initiatives Partnership 

(SHIP) programs in every county and all of Florida's larger cities. 



The Sadowski programs are a powerful engine of economic 

development in Florida. If the State Legislature appropriates all 

State and Local Housing Trust Fund monies for housing in 2017-

estimated at $292.37 million-the resulting affordable housing 

development will generate: 

• Nearly $3.8 billion in economic output 

• Nearly 29,000 jobs 

early $1.32 billion in labor income 

In addition to boosting the state's economy, SHIP and SAIL have 

helped hundreds of thousands of low- and moderate-income 

families move into affordable homes or renovate their current 

homes since 1992. SHIP and SAIL are Florida's most important 

home-grown tools for providing housing for our most vulnerable 

populations, including: 

• Elderly households 

• People with developmental disabilities 

• Homeless individuals and families 

A REPORT FROM THE FLORIDA HOUSING COALITION 

Affordable housing saves taxpayer dollars and improves the qual

ity oflife for these vulnerable populations. 

We cannot end Florida's affordable housing shortage overnight, 

and it is difficult for us to control factors such as the wages for 

common occupations and funding cuts to federal housing pro

grams. However, the Sadowski Housing Trust Funds are a home

grown, highly successful affordable housing program, and they 

are fully within our control. With strong public-private partner

ships leveraged by consistent state funding, we can help thou

sands of families move into decent, safe, affordable housing every 

year, boosting our state and local economies in the process. Fully 

appropriating Sadowski Housing Trust Fund monies for housing 

is one of the best policy decisions we can make at this critical mo

ment, when Florida's families and the overall economy are still 

climbing toward recovery from the Great Recession . 

HOME MATTERS FOR 
FLORIDA'S FAMILIES 

HOME MATTERS FOR 
FLORIDA'S SPECIAL NEEDS 

POPULATIONS 

HOME MATTERS FOR 
FLORIDA'S YOUTH AGING OUT 

OF FOSTER CARE 

HOME MATTERS FOR 
FLORIDA'S ELDERLY 

HOME MATTERS FOR 
FLORIDA'S ECONOMY 

HOME MATTERS FOR 
FLORIDA'S VETERANS 
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BUSINESS/ 

INDUSTRY GROUPS 

• Associated Industries of Florida 

• Coalition of Affordable Housing 
Providers 

• Florida Apartment Assoc. 

• Florida Bankers Association 

• Florida Chamber of Commerce 

BUSINESS/ 
INDUSTRY GROUPS 

• Florida Green Building Coalition 

• Florida Home Builders 
Association 

• Florida Manufactured Housing 
Association 

• Florida Realtors 

Florida Retail Federation 

ADVOCATES FOR THE 
ELDERLY/ VETS/ HOMELESS/ 

SPECIAL NEEDS 

• AARP of Florida 

• Florida Association of Housing 
and Redevelopment Officials 

• Florida Coalition for the 
Homeless 

• Florida Housing Coalition 

• Florida Legal Services 

ADVOCATES FOR THE 
ELDERLY/ VETS/ HOMELESS/ 

SPECIAL NEEDS 

• Florida Supportive Housing 
Coalition 

• Florida Veterans Foundation 

• Florida Weatherization Network 

• LeadingAge Florida 

• The Arc of Florida 

• United Way of Florida 

GOVERNMENT/ 
PLANNING 

ORGANIZATIONS 

• American Planning Assoc., Fla. Ch. 

• Florida Association of Counties 

• Florida Association of Local 
Housing Finance Authorities 

• Florida League of Cities 

• Florida Redevelopment Assoc. 

• Florida Regional Councils Assoc. 

FAITH BASED 
ORGANIZATIONS 

• Florida Catholic Conference 

• Florida Impact 

• Habitat for Humanity of Florida 

Sadowski Affiliates are comprised of the local organizational members 
of the Sadowski Coalition members, such as local Realtors, United 
Way offices, and Habitat Affiliates, as well as hundreds of individuals 
throughout Florida who are not affiliated with any organization. They are 
Many Voices having One Message: Use all of the State and Local Housing 
Trust Funds for Housing. 



Affordable Housing is an Integral Part of Community Revitalization and Economic Development 

~PNC 
The Florida Housing Coalition appreciates PNC for funding the Home Matters report. 







INCLUSIVE COMMUNITIES IN 

A gu idebook for local elected officials and staff on avoiding and overcoming the 

Not In My Backyard Syndrome. 



ABOUT THIS BOOK: 
A Message to Local Officials & Staff 

The Not In My Backyard Syndrome (NIMBYism) presents a particularly 
pernicious obstacle to producing affordable housing. Local elected 
officials are regularly barraged by the outcry of constituents' concerns 
over siting and permitting affordable housing. Consequences of 
NIMBYism include: lengthy, hostile and unpleasant public proceedings, 
frustration of local comprehensive plan implementation, increased 
costs of development, property rights disputes, and inability to meet 
local housing needs. Local government elected officials are the linchpin 
in the NIMBY battle; it is essential that you get the information you 
need to avoid and overcome the negative impacts of NIMBYism. 

In the context of this book, the Not In My Backyard Syndrome refers to 
the objections of community residents to siting affordable housing. The 
term NIMBYism, as used in this context, connotes objections made for 
reasons such as fear and prejudice. This is in contrast, for example, to 
objections over the real threat of an incompatible neighboring use, such 
as a hazardous waste facility near a residential area. Affordable housing 
NIMBYism is premised on ideas about the loss of property value and 
quality of life due to perceptions about the people who will be living in 
the affordable housing and the affordable housing itself. 

()~a~ PRESIDENT & CEO 
THE FLORIDA HOUSING COALITION 
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ing training and technical assistance for the Florida Housing Finance Corporation's 
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More about Aqua pictured above: Over forty years ago, a teachers' association used HUD Section 236 funding to develop the Tampa-based 197 unit CTA River 
Apartments to house retired teachers, living on fixed incomes. With its HUD Section 236 loan maturing, it was in a rea l danger of being converted to a market rate 
development which would displace over 200 low income senior residents. Sage Partners stepped in and gutted the old, dilapidated high-rise, transforming it into 
Aqua - a Hillsborough Riverfront beauty. In addition to providing residents with new kitchens, bathrooms, and appliances in every apartment, common area amenities 
include community, fitness and yoga rooms, an arts and crafts center, computer lab, and library. 
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CHAPTER ONE 

In general, the income 

eligible household 

is said to be living in 

affordable housing 

when it spends no 

more than 30% of its 

income on either rent 

or mortgage payments. 

Learn more about the Lodges at 
Pinellas Park on page 6 . 

WHAT IS AFFORDABLE HOUSING? 
Affordable housing is safe and decent housing. It differs from market rate housing in 
two ways: 

1. The income of the family living in the housing. 
2. The financing of the housing. 

INCOME RESTRICTED 

Affordable housing is defined in terms of 

the income of the people living in the home. 

The family must be income eligible. Income 

eligibility is defined in terms of area median 

income, adjusted for family size. 

• Extremely low income describes a family at 
or below 30% of area median income. 

• Very low income describes a family at or 

below 50% of area median income. 

• Low income describes a family at or below 

80% of area median income. 

• Moderate income describes a family at or be

low 120% of area median income (at or below 

100% of median income for federal programs). 

The median income is determined by the 

Department of Housing and Urban Development 

(HUD) by county or Metropolitan Statistical Areas 

(MSAs). Median incomes are updated annually 

by HUD. You can find this information on the 

HUD website at www.HUD.gov or on the Florida 

Housing Coalition's website at www.flhousing.org. 

Click on SHIP, Income Limits. 

Affordable housing is safe and decent housing. If 
the housing stock in a community is substandard 

it should not be counted as a unit of affordable 

housing. In general, the income eligible household 

is said to be living in affordable housing when it 

spends no more than 30% of its income on either 

rent or mortgage payments. There is an assumption 
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Developed by Carrfour Supportive Housing, Hampton Vi llage pictured above is an attractive 100-unit affordable housing development in Miami that is designated for 
residents with incomes at or below 60% of the area 's median income 

The issue of whether housing meets the technical definition of "affordable" ceases to be a societal 
concern when the income of the occupant exceeds 80% or 120% of the area median income. 

that if a very low to moderate income family is spending more 

than 30% of its income on housing costs, the family will be cost 

burdened and not have enough money left over to pay for items 

such as transportation, food, clothing, and healthcare. 

It follows that the concept of affordable housing is not applicable 

to wealthy households. If a household earning $200,000 

per year chooses to spend as much as 50% of its income on 

housing cost, it could do so without being cost burdened. 
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Affordable Housing Resources Guidebook 
INCLUDING. BUT NOT LIMITED TO: 

SINGLE FAMILY MORTGAGE REVENUE BOND 

HOUSING CHOICE VOUCHER (HCV) PROGRAM 

PROJECT BASED VOUCHERS - Section 8 

PREDEVELOPMENT LOAN PROGRAM (PLP) 

STATE HOUSING INITIATIVES PARTNERSHIP (SHIP) 

HOME INVESTMENTS PARTNERSHIP PROGRAM (HOME) 

COMMUNITY DEVELOPMENT BLOCK GRANT (CDBG) 

COMMUNITY CONTRIBUTION TAX CREDIT (CCTC) 

USDA RURAL HOUSING SERVICE - Ownership 

USDA RURAL HOUSING SERVICE - Rental 

WEATHERIZATION ASSISTANCE PROGRAM (WAP) 

NEIGHBORHOOD STABILIZATION PROGRAM (NSP) 

LOW INCOME HOUSING TAX CREDITS (HC) 

STATE APARTMENT INCENTIVE LOAN (SAIL) PROGRAM 

MULTIFAMILY MORTGAGE REVENUE BOND PROGRAM 

HUD SECTION 202 

HUD SECTION 811 

The Affordable Housing Resource Guidebook can be found on Florida 
Housing Coalition website: http://www.flhousinq.org/wp-content/ 
uploads/2016/03/Affordable-Housing-Funding-Sources-201 5-06 . pdf 

Generally, the issue of whether housing meets the technical definition 

of "affordable" ceases to be a societal concern when the income of 

the occupant exceeds 120%, or in some jurisdictions, 80% of the area 

median income. 

FINANCING 

What makes the housing affordable is a decrease in monthly rent 

or mortgage payments, so that the income eligible family is able 

to pay less for the housing than it would otherwise cost at "market 

rate:' Lower monthly payments or down payment assistance is a 

result of affordable housing financing. The financing of affordable 

housing is made possible through government programs such 

as the Low Income Housing Tax Credit Program (referred to as 

the Housing Credit program by the Florida Housing Finance 

Corporation) and the SHIP (State Housing Initiatives Partnership) 

program. The major financing programs for affordable housing 

are covered in the guidebook Affordable Housing Resource Guide, 

which can be downloaded from the Florida Housing Coalition's 

website www.floridahousing.org. Click on Publications. You will 

find a summary of each program along with contact information. 

You can also find information about Florida's Affordable Housing 

Finance Programs by going to the Florida Housing Finance 

Corporation website www.floridahousing .org. 

There was a time, not too long ago, when affordable housing was 

synonymous with public housing. Historically, public housing 

was housing built and operated by the government. Oftentimes 

(especially in the Northeast part of the United States) the public 
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The Lodges at Pinellas Park (shown on page 2 and above) was developed by Roundstone Development Group and comprises 120 one, two, three and four-bedroom 
apartments. The complex includes a computer center, library, fitness center, pool, playground, picnic area and conference room. It also offers residents a variety of classes 
including literacy tutoring, life-safety classes, swimming lessons, first-time homebuyer seminars, job train ing classes and health and nutrition classes. Apartments are 
available to residents who make 60 percent or less of the area median income. 

housing of yesteryear was built in a large barrack type of style, 

easily distinguishable from market rate housing. The government 

is no longer in the business of building and operating affordable 

housing, unless it is doing so in partnership with the private sector. 

Today's public housing uses the benefit of land owned by the 

public housing authority and financial subsidies specifically 

available to public housing authorities or nonprofits to have 
private sector built and managed affordable housing. The 
affordable housing built this way is physically indistinguishable 
from the market rate housing. In summary, affordable housing 
is market rate housing, built by the private sector with financial 

subsidy from government, which allows the developer to pass 
on savings in the form of reduced sales prices or rents. 
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MOVING RESIDENTS TOWARD 

HOMEOWNERSHIP 

While homeownership may 

be the ultimate goal for many 
low-income families , home
ownership requires a contin
uum of housing opportuni
ties . Affordable housing built 
for low-income families using 
the multifamily revenue bond 
program of Local Housing Fi
nance Authorities, such as the 
Hillsborough and Jacksonville 
HFAs, and the Florida Hous

ing Finance Corporation's pro

grams, including Housing Tax 

Credits and SAIL, provide pro

grams for moving residents into 

homeownership. These pro

grams include financial literacy, 

home buyer counseling and a 

lease incentive which provides 

the family with 5% of its rent

al payments for down payment 

assistance should they purchase 

a home. 
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At Janie's Garden Phase I development, the computer lab is used daily by the residents for reasons ranging from submitting job applications to completing school work. 

Affordable Housing Facts 
The only difference between market rate housing and affordable housing is that affordable housing uses government subsidies 

for construction costs in addition to its conventional financing. The facts about affordable housing in Florida are that most new 

developments carry a SO-year land use restriction agreement, which requires the development to have professional management, 

offer substantial resident amenities and services, and meet strict compliance standards as to the eligibility of the residents and the 

condition of the units. The state monitors each site at least once a year for compliance. Developments that have both low-income 

units and market rate unites are identical in every way other than the income of the family living in the unit. 
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CHAPTER TWO 

WHO LIVES IN AFFORDABLE HOUSING? 
The Workforce ... 

Affordable housing is sometimes referred 
to as "WORKFORCE HOUSING:' This 
is because affordable housing serves the 
needs of people employed in the jobs that 
we rely upon to make every community 
viable. They are people such as teachers, 
teacher's aids, nursing assistants, medical 
technologists, retail workers, government 
employees, emergency services providers 
and law enforcement. These are some of 
the low- and very low-income members of 
your community. 

A person working a minimum wage job in 
Florida earns approximately $16, 7 50 per 

year, assuming they work 40 hours per 
week, 52 weeks per year. 

They are people such as teachers, teacher's aids, nursing assistants, medical technologists, 
retail workers, government employees, emergency services providers and law enforcement. 
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WHO LIVES IN AFFORDABLE HOUSING? 
METRO 510 RESIDENT PROFILE 

Embassy Suites - Front Desk Clerk 

Law Firm - Legal Assistant 

Red Lobster - Busboy 

Hair Salon - Hair Stylist 

Hillsborough County Schools - Cafeteria Worker 

Fly Bar and Restaurant - Chef 

Tampa Police Department- Police Officer 

Alessi Bakery - Cashier 

Moffitt Cancer Center - Medical Assistant 

University of South Florida - Instructor 

Publix - Cashier & Manager 

Atlas Aviation - Flight Instructor 

Finish Line - Sales Associate 

Progressive Insurance - Claims Ad min Support 

Tampa-based Sage Partners, 
LLC purchased the St. Paul AME 
Church in downtown Tampa 
along with some related property 
and converted it into affordable 
workforce housing in 2011 . The 
development features two floors 
of parking below four floors of 
residential units, with a total of 
120 units. Metro SlO's amenities 
include an outdoor spray park, 
community garden, movie theatre 
area and an outdoor museum 
devoted to the history of the 
church. The 15,000 sq. ft . church 
was converted into a community 
center that houses a fitness area, 
computer lab, library, and a learn
ing and play area for children. The 
development is located near the 
Marion Trans it Center facility and a 
block from a planned high-speed 
rail terminal. 
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THE ELDERLY ... 

Approximately 10% of all elderly households in Florida (65 years of age and older) live at or below the poverty level (American 
Communities Survey, 2014). According to the Shim berg Center for Affordable Housing, of the 206,869 lower income, cost-burdened, 
renter households (renter households at or below 80% of area median income that are paying more than 30% of their incomes on 

housing) aged 65 and over in Florida, 66% are paying more than 50% of their income toward housing costs. 
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PEOPLE WITH DISABILITIES AND THOSE WHO MIGHT 

OTHERWISE BE HOMELESS ... 

Affordable housing is also needed by people with physical or mental 

disabilities. These populations may be the very lowest income in 

your community. For example, a person living on Supplemental 

Security Income may be living on less than $8,800 per year. There 

are a number of nonprofit organizations throughout the state of 

Florida in the business of providing housing in partnership 

with others for these "special needs" populations. The developers 

of affordable housing, whether for profit or nonprofit, will usually 

include a mix of units in a development to meet the needs of a 

continuum of extremely low- to low-income families. 

Affordable housing for special needs populations may also be 

provided in "intentional communities" which may include the 

concept of co-housing. 

Affordable housing is also needed by the 
physically or mentally disabled. 
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AND CHILDREN ... 

Children who are homeless, live in overcrowded housing, or are shufiled about as families 
search for decent housing, will suffer substantially in school. 
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CHAPTER THREE 

WHY INCLUDE AFFORDABLE HOUSING IN 
YOUR COMMUNITY? 
Affordable housing is a legal obligation 
Every unit of local government in the state of Florida has a legal obligation to provide for the housing 

needs of its entire community pursuant to the Local Government Comprehensive Planning and Land 

Development Regulation Act of 1985(Chapter163, Part II, Florida Statutes, commonly referred to as 

the Growth Management Act). The Growth Management Act sets forth certain requirements for each 

plan element. 

The requirements for housing are found in 163.3177 (6)(f), Florida Statutes: 

1. A housing element consisting of principles, guidelines, standards, and strategies to be followed in: 

a. The provision of housing for all current and anticipated future residents of the jurisdiction. 

b. The elimination of substandard dwelling conditions. 

c. The structural and aesthetic improvement of existing housing. 

d. The provision of adequate sites for future housing, including affordable workforce housing 

as defined ins. 380.0651(3)(h), housing for low-income, very low-income, and moderate

income families, mobile homes, and group home facilities and foster care facilities, with 

supporting infrastructure and public facilities. The element may include provisions that 
specifically address affordable housing for persons 60 years of age or older. Real property 
that is conveyed to a local government for affordable housing under this sub-subparagraph 

• Housing all current and 
anticipated residents 

• Providing adequate sites 

• Eliminating substandard 
housing 
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shall be disposed of by the local government pursuant to 
s. 125.379 ors. 166.0451. 

e. Provision for relocation housing and identification of 

historically significant and other housing for purposes of 

conservation, rehabilitation, or replacement. 

f. The formulation of housing implementation programs. 

g. The creation or preservation of affordable housing to 

minimize the need for additional local services and avoid 

the concentration of affordable housing units only in 

specific areas of the jurisdiction. 

2. The principles, guidelines, standards, and strategies of 

the housing element must be based on data and analysis 

prepared on housing needs, which shall include the number 

and distribution of dwelling units by type, tenure, age, rent, 

value, monthly cost of owner-occupied units, and rent or 

cost to income ratio, and shall show the number of dwelling 

units that are substandard. The data and analysis shall also 

include the methodology used to estimate the condition of 

housing, a projection of the anticipated number of households 

by size, income range, and age of residents derived from the 

population projections, and the minimum housing need of 

the current and anticipated future residents of the jurisdiction. 

3. The housing element must express principles, guidelines, 

standards, and strategies that reflect, as needed, the creation 

and preservation of affordable housing for all current and 

anticipated future residents of the jurisdiction, elimination 

of substandard housing conditions, adequate sites, and 

distribution of housing for a range of incomes and types, 

including mobile and manufactured homes. The element 

must provide for specific programs and actions to partner 

with private and nonprofit sectors to address housing needs 

in the jurisdiction, streamline the permitting process, and 

minimize costs and delays for affordable housing, establish 

standards to address the quality of housing, stabilization 

of neighborhoods, and identification and improvement of 

historically significant housing. 

4. State and federal housing plans prepared on behalf of 

the local government must be consistent with the goals, 

objectives, and policies of the housing element. Local 

governments are encouraged to use job training, job 

The state, through a contract with the Shimberg Center for Affordable Housing, provides every local government 

with data showing how many units of homeownership and rental units are needed within the jurisdiction. 
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creation, and economic solutions to address a portion of their affordable 

housing concerns. 

HOUSING ELEMENT DATA AND ANALYSIS REQUIREMENTS 

The housing element is to be based on data from the latest decennial United 

States Census or more recent estimates, including the affordable housing needs 

assessment that is provided by the state. 

Local governments in Florida have easy access to housing needs information from 

the Florida Housing Data Clearinghouse at the Shimberg Center for Housing 

Studies at the University of Florida http://flhousingdata.shimberg.ufl.edu/ 

AFFORDABLE HOUSING IMPROVES THE ECONOMIC HEALTH OF THE 

COMMUNITY AND ENHANCES THE LIVABILITY OF THE COMMUNITY 

FOR EVERYONE 

When a community has dilapidated housing stock, or people living on the 

streets, the entire community suffers. Those who are in the dilapidated housing 

or without any housing certainly suffer the most. But inadequate housing effects 

everyone in the community. 

None of us want to explain to our children why the richest country in the world 

has people living in shacks or without homes at all. Some would argue that 

adequate housing is a moral imperative as much as a legal obligation. 

Aside from the legal obligation to provide housing for the entire current and anticipated 

population, every local government in Florida should provide a mix of housing so that 

it can continue to grow economically. When new industries evaluate a prospective 

community; one of the factors they consider is whether adequate workforce housing 

is available. New industries provide jobs and a substantial ad valorem tax base. To 
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Hospitals ... Schools ... Technology/Business Parks all need housing for employees 
To attract new industry and raise the ad valorem tax base of your community through the development of 

nonresidential properties, you must have an adequate inventory of affordable housing. 

attract new industry and raise the ad valorem tax base of your 

community through the development of nonresidential properties, 

you must have an adequate inventory of affordable housing. In 

some communities, where housing is extremely expensive, such 

as the Florida Keys, Naples, and any number of other waterfront 

communities, there is a very real threat oflosing basic services, such 

as teachers and police protection due to a lack of affordable housing. 

Affordable housing should be located throughout the jurisdiction 

to provide maximum housing opportunities for all families. It is 

not necessary to avoid a "concentration'' of affordable housing in 

the way we have learned to avoid a concentration of government 

built housing. The premise behind avoiding a concentration of the 

public housing built and operated by the government is that the 

public housing population may suffer from social ills associated 

with unemployment and poverty. The concentration of extremely 

low-income families in poorly managed and maintained 

properties has in some instances led to problems with drug or 

other criminal activity. Affordable housing built, managed, and 

maintained by the private sector is typically housing for working 

families; families that should be located near job centers, good 

schools and, whenever possible, public transportation. 
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CHAPTER FOUR 

HOW IS AFFORDABLE HOUSING DEVELOPED? 
The legal obligation to provide for the housing needs of the entire current and ant icipated popu lation, 

as outlined in Chapter Three, does not mean that loca l government is expected to develop or construct 

housing. Local government is expected to use its land use authority to encourage and assist the private 

sector to produce affordable housing. Local government has a number of tools to encourage and assist 

the private sector in developing affordable housing . Those too ls include: (l) Planning, (2) Financing, and 

(3) Regulatory Reform. 

PLANNING FOR AFFORDABLE HOUSING 

Planning is an essential part of producing 
affordable housing. In Florida, planning for 
affordable housing begins with comprehensive 
planning. Every local government is required 
to plan, in its housing element, for the housing 
needs of its entire population: existing residents, 
anticipated residents, and those with special 
needs sm:h as farmworkers and people in need 
of group homes. Part of comprehensive planning 
for affordable housing is the designation of 
adequate sites for affordable housing on the 
future land use map. The future land use map is 

a required element in the comprehensive plan. 
Another part of planning for affordable housing 
is implementation of the comprehensive 
plan housing element and future land use 
map through consistent land development 
regulations and development orders. 

ADEQUATE SITES 

Homeownership is what many favor for 
themselves and for others. Unfortunately, the 
number of persons earning wages too low 
to afford homeownership means that rental 
housing is the type of affordable housing most 

Local government has 

a number of tools to 

encourage and assist 

the private sector in 

developing affordable 

housing. 
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needed in Florida. Rental housing generally takes the form of high 
rise apartments, garden apartments, townhouses, and quadraplexes, 
triplexes, or duplexes. Providing adequate sites for rental housing 
means that local government future land use maps and local zoning 
codes designate sites for multifamily housing. These sites should 
be within the urban service boundary, close to major employment, 
transportation, schools, day care, and other community and social 
services. To promote a mix of incomes and provide housing choice, 
affordable housing could be permitted in all residential areas, subject 
to design standards, as well as in mixed use areas where traditional 
neighborhood design is encouraged. 

When adequate sites are not designated for multi-family housing the 
result is a deficit of housing for residents and employees within the 
jurisdiction. This is because developers are not likely to undertake 
the task of comprehensive plan or zoning changes to accommodate 
multifamily housing. If the developer does brave an application for 
a zoning change he or she is often subjected to abusive behavior. 
Police escorts from city and county commission chambers to 
protect developers from the NIMBY crowd are not atypical enough. 
In addition to the emotional stress, the developer suffers substantial 

When adequate sites are not designated for 

multi-family housing the result is a deficit 

of housing for residents and 

employees within the jurisdiction. 
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Land development codes that permit 

"pocket neighborhoods" are essential for providing 

"tiny houses" which are becoming an increasingly 

popular product for serving single millennials, veterans, 

elders, and formerly homeless. 

time delays, and increases in the cost of development, 
which may result in higher costs to the residents. 

In 2004, the Florida Legislature amended Section 
163.3177, Florida Statutes to encourage local governments 
to allow accessory dwelling units in any area zoned for 
single-family residential use for the purpose of providing 
affordable rental housing. Land development codes that 
permit "pocket neighborhoods" are essential for providing 
"tiny houses" which are becoming an increasingly popular 
product for serving single millennials, veterans, elders, 
and formerly homeless. For example, the 600 square foot 
RabbleHouse (on left) has been developed by Sustainable 
Design in Alachua County. 

IMPLEMENTATION THROUGH LAND DEVELOPMENT 

REGULATIONS 

Every local government must adopt land development 
regulations (ordinances), which implement the policies 
in the comprehensive plan within twelve months from 
adoption of the plan or plan amendment. These land 
development regulations may be as commonplace as 
an impact fee waiver/reduction, or as progressive as an 
inclusionary zoning ordinance, requiring all developments 
of a certain size to include some percentage of affordable 
housing within the development. 

The RabbleHouse pictured above is a 600 sq . ft. house with one bedroom, one bathroom, a large closet, a modest kitchen and generous living area. Designed to 
withstand the Florida heat and wind loads up to 140 mi les per hour, the building is also energy efficient, with electric uti lity bi lls estimated to run approximately $50 per 
month . The cost of materials to construct the Rabble House is close to $35 ,000. If you factor in $15,000 for a small lot and utility connections, the homeowner's mortgage 
is estimated to be less than $300 per month . Learn more at RabbleHousers .com . 
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Even in instances of good comprehensive planning, evidenced 
by a housing element with measurable goals, objectives, and 
policies based on reliable data and analysis, an affordable housing 
development may be tied up in the development or permitting 
process byvehement opposition from the community, because of 
inadequate land development regulations. For example, zoning 
codes that are so restrictive as to necessitate a public hearing for 
any increase in density or deviation from a minimum threshold 
will result in NIMBY opportunities. 

The adoption of a zoning code that implements the future land 
use map and the goals, objectives, and policies of the housing 
element is the first step in avoiding this problem. For example, a 
zoning code which provides a density bonus as a special exception 
rather than as a conditional use, or a zoning code which permits 
all types of residential uses within each residentially zoned area, 
would go a long way toward avoiding NIMBYism. Another 
progressive move toward averting NIMBYism is to delegate to 
staff those matters which are not required by local charter or 
code to come before the city or county commission. Eliminating 
unnecessary public hearings will reduce opportunities for 
nonproductive community opposition. 

FINANCING 

Most of the financing for affordable housing will come 

directly from the federal government or from federal and 

state programs administered by the Florida Housing Finance 

Corporation (FHFC). In 'many of these programs developers 

are competing in a process that rewards those who can leverage 

funds administered by the FHFC with local contributions. All 

counties and entitlement cities in Florida have SHIP funds. 

Local governments over 50,000 in population also have federal 

HOME and CDBG monies to award to local developers. Making 

these awards in a timely manner can be critical to the developer's 

success in securing the federal and private sector conventional 

financing that constitutes the majority of the funds needed to 

finance the development. Local government can also contribute 

financially though a number of other means, such as waiver, 

payment, or reduction in water and sewer, transportation, or 

other impact fees; contribution of infrastructure, and surplus 

land or use of general revenue to supplement the financial 

subsidy in the development. Developing affordable housing is 
only accomplished through the joint efforts of the private and 
public sectors. 

Financing for affordable housing is available from numerous state, federal, 
and conventional sources. Local government can leverage these funds 

through a variety of contributions. 
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All local governments 

receiving SHIP funds must: 

1. Expedite all permits for 

affordable housing; and 

2. Have an on-going 

process of review of 

all land development 

regulations, 

comprehensive plan 

amendments, and 

ordinances that increase 

the cost of housing, prior 

to adoption. 

REGULATORY REFORM 
Reforming regulations that add to the cost of housing is an essential local government 
tool. But housing quality must be maintained while costs are reduced. If too many reliefs 
from regulation are granted simultaneously, such as reduced set-backs, combined with 
narrow streets, and on-street parking, the quality of the development will be reduced, 
giving the neighborhood a legitimate reason for opposing the development. Regulatory 
reforms that are balanced and provided as a matter of right will increase the delivery of 

affordable homes. 

Regulations that have no positive effect on the health, safety, and welfare of the community, 
and have a detrimental effect on affordability have no legitimate place in the zoning code. 
An example of this would be a minimum square footage requirement or a requirement 
that all homes have two car garages. Such an ordinance adds to the cost of housing without 
providing a counter balancing public purpose. These issues are addressed in Chapter Six 
on the role of design and Chapter Seven on the connection between affordable housing 
and fair housing. 

When the SHIP program was created in 1992 (see Appendix 1, William E. Sadowski Affordable 
Housing Act), providing millions annually in grant monies to local government for the 
production of affordable housing, it came with the condition that local government do its 
part to reduce the cost of housing by expediting permits specifically for affordable housing. 
"Permits" are defined in accordance with Section 163.3164 (7), (8), Florida Statutes: ''A 
permit is a development order which means any order granting, denying, or granting 
with conditions an application for a development permit. A development permit includes: 
any building permit, zoning permit, subdivision approval, rezoning, certification, special 
exception, variance, or any other official action oflocal government having the effect of 
permitting the development of land:' 

Local government planners, engineers, and others in the land use permitting loop, are not in 
the business of administering the SHIP program, and are frequently unfamiliar with its legal 
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Completed in 2015, the Reed, is part of the master planned de\'916pmenfatl 
building features 158 one and two bedroom apartment residences and includes 

a community garden, movie theater and lobby gallery. This mixed-lncx> 
offers apartments at market and subsidized rates for active senior ramfl 

project was developed by public-private partnership between Bancof 
Community Development Corp. and the Tampa Housing Authority. Learn 

more about Encore on page 27. 



parameters. But unless a preference in timing 
is given to affordable housing development in 
all aspects of land use permitting, as defined 
above, the local program is not conforming 
to the requirements of the SHIP statute. And, 
if corrective action is not taken to implement 
expedited permitting for affordable housing, 
the grant of SHIP funds to the local 
government can be terminated. 

When local government submits its annual 
SHIP report to FHFC it must include a 
dollar estimate for the increase in housing 
costs associated with the adoption . of 
land development regulations during the 
preceding year. To accomplish this, local 
government will need a housing economic 
impact assessment each time it adopts an 
ordinance so that an annual tally can be 
made. This process does not prevent local 
government from adopting ordinances that 
increase the cost of housing, but it does insist 
upon an awareness of the consequences for 
affordable housing from a variety of land 
development regulations. 
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The Tampa Housing 
Authority's vision for 
Encore: 
The Encore project 
began more than five 
years ago when the 
aging Central Park 
Village public housing 
complex was torn 
down. The vision 
was to transform the 
28-acre site into a 
$450-million mixed-
income village center 
with apartments, 
shops, a grocery store. 
bank, offices, and a 
black history museum. 

Located in Tampa, the Trio is part of the downtown Encore Development and is made up of one 6-story, and two 4-story bui ldings tota ling with 141 units of one, two, 
three and four-bed room floor plans that are rented at market rates and subsidized rates based on the tenants' incomes. Developed by the Tampa Housing Authority, the 

Trio's amenities include a state-of-the-art fitness center, med ia theater, internet cafe, lobby gallery and pool. The Trio was built in what was once considered a bl ighted 
neighborhood , but today its location can't be beat. It's located close to popular destinations such as Waterfront Park, Ybor City, and the Channelside District. 
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CHAPTER F I VE 

Many times the 

developer will discover 

that opposition to the 

development is based 

on misinformation. 

HOW SHOULD NEIGHBORS BE 
INCLUDED IN THE PROCESS? 
Prior to the Public Hearing 
Florida's Growth Management Act gives great weight to citizen participation and the rights of citizens 

to challenge development orders for inconsistency with the local comprehensive plan (see Appendix 2 

for process). When land use changes are proposed, nearby property owners are notified and invited to 

participate in the public hearing. Although affordable housing is no different in land use type from luxury 

housing, it may evoke a highly charged reaction withi n the neighborhood. The legitimate concerns of 

neighbors to a proposed development must be addressed. 

BEST PRACTICES FOR ADDRESSING COMMUNITY 

OPPOSITION PRIOR TO PUBLIC HEARING 

• General education about affordable housing 
and its place of importance in the community 
should ideally take place long before public 
hearings on a specific development. Local 
government is in a position to assist in this 
effort by taking a leadership role through 
the words and actions of its elected officials 
and staff. If the community has heard 

positive messages about affordable housing, 
is generally aware of the need for affordable 
housing, and has enough evidence that 
there is no reason to fear affordable housing, 
community opposition need not emerge. 

• One school of thought is that it is best for 
the developer to meet with neighbors before 
having a set plan for development to give 
the neighbors the opportunity to join in 
the planning and design of the affordable 
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development. In this way, neighborhood "buy-in" is the greatest. But many believe 
this is not the way to go, as it sends a message to the neighborhood that there is 
something different about affordable housing that justifies it being treated in a 
different manner from market rate housing. After all, it would be highly unlikely that 
a developer ofluxury or market rate housing would ever solicit community input for 
the design or plan of the proposed luxury or market rate development. 

• To avoid the NIMBY battle during a public hearing, it is best if the developer can 
meet with the neighbors ahead of time to answer any questions they may have about 
the proposed development. Many times the developer will discover that opposition 
to the development is based on misinformation. This can be rectified by explaining 
the plan for development or showing the development plans to the neighboring 
property owners. There is some difference of opinion as to whether the developer 
should outreach to neighbors. Some believe it is extremely productive, while others 
find it creates a forum for building opposition momentum. 

• Neighboring property owners are often concerned that the affordable housing 
development will not look good. The developer could respond best to these 
concerns by taking the neighbors on a tour of developments similar to the proposed 
development and arranging for the neighbors to speak with residents who live 
nearby an affordable development. Oftentimes, if neighbors get a chance to see an 
affordable housing development they are so surprised by how attractive it is that they 
no longer object to the proposed development. 

• A reduction in property value is usually the primary concern heard from community 
opposition. Dispelling the myth that affordable housing reduces property values is 
a must. Fortunately, a great many studies have been done nationwide to provide us 
with the evidence we need that affordable housing does not reduce property values, 
and indeed, in some instances increases neighboring property values. Appendix 
3 provides a comprehensive bibliography of property value studies showing that 
affordable housing does not reduce neighboring real property values. 

To avoid the NIMBY battle during 

a public hearing, it is best if the 

developer can meet with the 

neighbors ahead of time to answer 

any questions they may have about 

the proposed development. 
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Dispelling the myth that affordable housing reduces property values is a must 
Fortunately, a great many studies have been done nationwide to provide us with the evidence we need that affordable 

housing does not reduce property values, and indeed, in some instances increases neighboring property values. 

• Distinguishing between legitimate concerns that may be 
easily addressed and opposition based on fear, ignorance, 
or bigotry is critical. A tip-off that community opposition is 
not grounded in legitimate concerns is when the developer 
addresses one issue, only to find another issue is raised; when 
that issue is addressed, yet another issue is raised, and so on. 

DURING THE PUBLIC HEARING 

Nearly every hearing in regard to a particular development 
approval will be quasi-judicial in nature. This means the 
county or city commission must conduct the hearing in a 
courtroom-like manner to ensure the due process rights of 
the citizen requesting a land use permit. The quasi-judicial 

Each development pictured above was developed by the Boley Centers. Photo l: Sunset Point: Sunset Point is a 14-unit complex that offers one-bedroom apartments for 
individuals who are disabled by mental illness and have low income in Clearwater. Photos 2 and 4: Duval Park provides 88 units of permanent supported housing for Veterans 
with service connected disabilities, along with their families. Residents have access to supportive services such as job placement, education opportunities, temporary financial 
assistance, family support, transportation and links to other essential services within the community. Photo 3: Opened in 2016, Mastery Apartments provides eight units of 
housing for homeless, disabled Veteran and their families. The development is comprised of two and three bedroom units with supported housing services avai lable on site. 
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nature of the proceeding requires that the comments made to 
the commissioners be treated as testimony and that decision
makers base their decisions on substantial competent evidence. 

For example: 
The crowd opposing the development makes vehement claims of 
traffic concerns, but does not produce a traffic study to support 

its position. The developer submits a credible traffic study 
which shows the traffic impacts to be negligible. In this case, 
the local government would not have substantial competent 
evidence upon which to deny the development due to traffic 
impacts. It is important to encourage community participation 
while defusing affordable housing NIMBY s. 
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MORATORIUMS 
A moratorium is to be used 

in cases of emergency 

to stop construction 

or development for a 

temporary period of time so 

that loca l government can 

adequately plan. In the case 

of affordable housing, every 

local government is legally 

compelled to have a local 

comprehensive plan and 

future land use map that 

has adequately planned 

for affordable housing 

(see Chapter Three, Why 

Include Affordable Housing 

in Your Community). It 

would therefore be unlikely 

that a moratorium on 

affordable housing could 

ever fall with in 

legal parameters. 

BEST PRACTICES FOR ADDRESSING COMMUNITY OPPOSITION DURING THE PUBLIC HEARING 

• Affordable housing should be treated exactly as any other housing. There are two exceptions to 

this rule: 

(1) Affordable housing permits must be expedited. Delaying or continuing a land use or 
permitting hearing based on neighborhood opposition undermines the legal requirement for 
expediting affordable housing permits. The most extreme example of delaying an affordable 
housing development based on neighborhood opposition would be the adoption of a moratorium 
which has the effect of stopping the development. 

(2) Affordable housing should be treated as "infrastructure like" for purposes of fiscal impact 
analysis, and like schools, roads, or hospitals, should not be subject to a fiscal impact analysis 
for purposes of permitting decisions. 

• Treating affordable housing as you would treat any other housing means there should be no 
consideration given to the "type" of people who will be living in the housing when making a land 
use decision. If a permitting decision is made based on the fact that the development is affordable, 
the local government will be violating Section 760.26, Florida Statutes (see Chapter Seven, The 
Connection between Affordable Housing and Fair Housing). 

• Everyone who speaks about the development at the public hearing should be treated as a witness. 
They should state their name and address for the record and speak into a microphone as the hearing 
is taped. This means it is inappropriate to allow anyone to yell out comments from their seats or the 
back of the room. After the testimony from the community opposition is heard, the party requesting 
the development permit should have an opportunity for response or rebuttal to that testimony. If, for 
example, a public hearing is held in a manner that allows the petitioner to make a five or ten minute 
presentation and that presentation is followed by five minutes of community opposition testimony 
from 75 people, the hearing has taken on a decidedly lopsided flavor, where decisions appear to be 
made by majority (or some might say "mob") rule rather than a fair evaluation of the facts. 
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CHAPTER SIX 

WHAT ROLE DOES DESIGN PLAY? 
Affordable housing can and should fit aesthetically within market rate communities 

Before the community at large will embrace affordable housing, it must know that affordable housing 

can be as attractive as marketrate housing. The education process begins with design. If neighborhood 

opposition has nothing to do with perceptions about the people who will be living in the housing, the 

concern over property values is more than likely a concern over design. The opposition is bottomed 

on the belief that affordable housing is somehow cheap or ugly and does not fit within a community 

of market rate housing. 

WHY IS THERE A PERCEPTION THAT 
AFFORDABLE HOUSING IS CHEAP OR UGLY? 

A number of Floridians moved here from the 

Northeast, where they may have had personal 

experience with large government housing projects 

causing a deleterious effect in their area. They have 

moved to Florida for its beauty and want to make 

absolutely sure that what they experienced "up 

north" is not going to happen here. 

Another reason for the perception of affordable 

housing as cheap or ugly is the assumption that 

all cheap and ugly housing in the community 

is affordable housing. If you were to drive 

around a given town and ask your passenger 

to point to which developments are affordable 

housing, he or she would most likely point to 

the unattractive and run down housing and 

say "that's affordable housing:' But in fact, the 

housing which is pointed to as "affordable" is 

actually market rate housing (housing that is 

built without financial subsidy) that is rented 

or sold to low-income people. All low cost 

housing is not affordable housing. Affordable 

housing is safe and decent housing (not 

Developed in 2012 by the Richman 
Group, Bayside Court is located 
in Clearwater and offers two and 
three bedroom floor plans, gourmet 
kitchens, a fitness center, business 
center, and a beautiful sparkling 
pool. Bayside Court developers 
leveraged federal , local and 
private funding to create a unique 
community which includes 58 low 
income units. 
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substandard), which is made affordable to low income 

persons through financial subsidies in the construction or 

down payment and closing cost assistance to the homeowner 

and generally requires the resident or homeowner to spend 

no more than 30% of its income on housing costs. 

WE MUST DISPEL THE MYTH THAT AFFORDABLE HOUSING IS 
CHEAP OR UGLY 

The National Low Income Housing Coalition dedicated the 

Fall 2001 issue of the National NIMBY Report to design. You 

can read that article online at www.nlihc.org or order a copy 

"Affordable housing has acquired 
an important niche in the 

architectural community .... 

Often the architecture of affordable 

housing is better than the architecture of 

the market-rate production housing." 

- Michael Pyatok, 

National Housing Confe rence, New York City, 2016 

Completed in 2014, Stirrup Plaza is a 100-unitaffordable housing community 

that sits atop 1.5 acres in Miami . This preservation project was completed by 

the Related Group and features one bedroom/ one bath units for elderly low

income residents. 
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Pinnacle Housing Group, uses "Art in Public Places" to reduce NIMBY opposition and provide a more lovely environment for the 

residents of their affordable communities. Rayos Del Sol stands out for its design beauty, topped off by vibrant colored metal 

butterflies and a fiber optics lighting sculpture depicting the rays of the sun atop this 13 story Spanish-flavored building in East 

Little Havana. Pinnacle View boasts a 40 foot mural while providing apartments for 186 low-income families in downtown Miami. 

The Pinnacle Housing Group commissions world renowned local artists to design artwork for each of its affordable developments. 
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Narrow lots where the garage is concealed generate the same perceived value as wider 
lots with garages dominating the street front. If lot depths can be varied, the smaller lots 

can have a measurable impact on development cost in areas with high land prices. 

of the report from the National Low Income Housing Coalition. 

You will find articles and illustrations from architects, developers, 

and affordable housing advocates to assist you in allaying the 
negative perceptions about what affordable housing looks like. 

DISPELLING THE MYTH BEGINS WITH EDUCATION 

Tackling NIMBYism in general, and NIMBY design issues in 
particular, is fairly new territory and as yet unsettled among 
housing professionals. For example, a common dilemma for the 

Habitat for Humanity of South Pa lm Beach County (SPBC) provides affordable homeownership opportunities for hardworking and deserving fami lies in the cities of Boyn
ton Beach, Delray Beach, and Boca Raton, Florida . Working in partnership with families who demonstrate a need for housing and a willingness to work with the Habitat 
affi liate to purchase a home of their own, supporters and volunteers, Habitat for Humanity SPBC has empowered over 120 famil ies to achieve their dream of owning a 
safe, decent and affordable home like those pictured above. 
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"People who know contemporary 

affordable housing are aware that 

developers have incorporated 

valuable lessons from the overly 

publicized failed public housing 

'projects' and no frills apartment 

complexes ... a new cohort of 

architects has created attractive, 

well-functioning buildings that are 

often more attractive than market

rate developments. Yet, the broader 

public and most decision-makers 

are unaware of this well-kept 

affordable housing secret" 

- Tim Iglesias 

Expert in Housing and Property Law 
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affordable housing developer is whether to proceed stealthily in 

an attempt to avoid neighborhood opposition, or to boldly bring 

the development to the attention of the neighborhood early 

on, in an effort to enlist neighborhood support. Both strategies 

have been used successfully. Nationally known architect Michael 

Pyatok, recommends participatory design workshops with 

the neighborhood to garner support for the development. He 

recommends that the developer meet with the neighbors before 

a plan is developed, so the neighbors have the opportunity to 

participate in the development plans. 

One thing upon which everyone can agree is that it is never 

too early to educate public officials and the public at large 

about affordable housing design. Minds are loathe to change 

once a neighborhood opposition effort has been launched. If 

the prospect of a multifamily affordable development conjures 

images of the mammoth government built and mismanaged 

public housing apartments of yesteryear and the prospect of an 

affordable single family home conjures images of a bare bones 

house that sticks out like a sore thumb as the "affordable house;' 

the private sector affordable housing developer will be in for a 

difficult time from the market rate neighborhood. 

THE USE OF LANDSCAPING 

An example of a land development regulation that adds to the cost 
of construction, but is good for affordable housing is a landscaping 
and tree protection ordinance. Curb appeal is most significantly 
impacted by trees and landscaping. Trees and landscaping 
enhance pride in the home, provide a sense of community, 
and reduce NIMBY complaints. Trees can also provide a buffer 
between uses. For example, multi-family affordable housing can 
be nestled in a cluster development adjacent to large lot single
family neighborhood without any break in the scenic flow, 
provided adequate landscaping is used. The use of landscaping 
and natural buffers will allow the development to go forward and 
thrive as a community asset. Moreover, trees which provide shade 
and reduce the need for air conditioning may render a home more 
affordable due to lower utility costs. But no ordinances can apply 
only to affordable housing without running afoul of fair housing 
laws. See Chapter Seven on the connection between affordable 
housing and fair housing. 

Trees and landscaping enhance pride in the home, 
provide a sense of community, 

and reduce neighborhood opposition. 
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AFFORDABLE HOUSING 
DESIGN ADVISOR 
The seminal online resource for 

affordable housing design is the 

Affordable Housing Design Advisor. 

At this website you will find a gallery 

of photos from around the country 

illustrating good design with a step

by-step tutorial for developing and 

delivering affordable housing that will 

be embraced by affordable housing 

residents and the community at large, 

www.designadvisor.org. 

The Affordable Housing Design Advisor 

was the repository for the Campaign for 

Excellence in Affordable Housing Design, 

a national initiative to: 

• Increase the availability of affordable 
housing; 

• Decrease resistance to affordable 
housing; 

• Increase neighborhood stability, and 

• Improve the quality of life for 
residents of affordable housing. 

Why Quality Design Matters 
for Affordable Housing 

By: Deane Evans 

Well-Designed Affordable Housing adds assets to a community, improves 

quality of life, integrates communities, and creates long-term value. 

Quality design encompasses a wide range of issues (access to 

light, air and views; pleasant circulation patterns; spaces that are 

safe and easy to maintain; etc.) that go well beyond what a building "looks 

like" and deal directly with how well a building works for its residents and 

the community where it is located. Equally important, quality design is also 

a process that needs to be managed effectively in order to generate successful 

affordable housing developments. 

The Affordable Housing Design Advisor ( www.designadvisor.org) is an online tool 

specifically created to help community development organizations understand 

and manage the design process in order to achieve higher quality affordable 

housing. Developed for the US Department of Housing and Development with 

input from the American Institute of Architects, Enterprise Community Partners, 

Federal Home Loan Bank of Boston, Local Initiatives Support Corporation, and 

the Neighborhood Reinvestment Corporation - the Design Advisor has established 

four key objectives for the design of any affordable housing development. 

l. MEETS THE NEEDS OF ITS OCCUPANTS. 

Well-designed affordable housing projects understand the needs of their occupants 

and how these needs impact physical design. Families with children may need 

larger homes with more bedrooms, larger kitchens and more storage. Elderly 

40 CREATING INCLUSIVE COMMUNITIES IN FLORIDA: A GUIDEBOOK FOR LOCAL ELECTED OFFICIALS & STAFF ON AVOIDING AND OVERCOMING THE NOT IN MY BACKYARD SYNDROME 





people living alone, on the other hand, may need less space, but will 
require more of that space to be designed with accessibility issues in 
mind. Social services may be more important to the elderly, daycare 
services may be critical to families. 

Occupant needs such as these can be cost-effectively met by design, but 
only if they are identified early on in the process and not forgotten along 
the way. It is important to remember that, while occupant needs are a 
critical consideration, some design flexibility must also be maintained 
to allow for changes in use over time. As a general rule, a design should 
avoid elements that actively interfere with the specific use patterns of 
target occupants, but not be so specific that every detail is driven by 
occupant needs. 

2. UNDERSTANDS AND RESPONDS TO ITS PHYSICAL CONTEXT. 

Although the "context" in which an affordable housing development is 
brought to life includes socioeconomic, legal and regulatory issues, the 
Design Advisor focuses on the physical context in which the project will 
be located. This context is made up of the key physical elements - streets, 
sidewalks, homes, yards, parks, playgrounds, etc. - that are present 
in the neighborhood surrounding the site of an affordable housing 
development. How wide are the sidewalks? Are they completely paved 
or is there a grassy strip? What do the roofs of neighboring houses 
look like? Are they pitched or flat, gabled or hipped? What are the 
primary exterior materials? What are the main colors? Do most of the 
surrounding houses have porches? Patios? Decks? How is open space 
handled? Questions such as these can help define the physical context 

in which a new development will be located. 

Section 163.3177, Florida Statutes, encourages local governments to 
permit Accessory Dwelling Units (ADUs) in all areas zoned for single
family residential use. AD Us provide affordable rental housing without 
public subsidy required from the local government. Local government 
can require that the ADU fit aesthetically on the existing site, matching 
style, roof lines, and exterior trimming , as shown above . ADUs have 
the dual benefit of making the primary home more affordable by 
creating rental income fo r the homeowner, while provid ing much 
needed rental housing . 
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Rental housing can fit seamlessly within a single-family 
neighborhood through architectural design and scale. 

Well-designed rental housing can overcome 
concerns about incompatibility. 

Multifamily rentals (l ike the one pictured in the photo on the right) can 
be bui lt in the sty!!; and to the scale of the single-fami ly homes in the 

neighborhood . You have to look closely to discern that the former 
sing le-family residence (pictured in the photo on the far right) now 

provides several rental apartments. 

The Keystone Challenge 
Fund, a Florida 

nonprofit, used a 
craftsman style, single

family home 
design to seamlessly fit 

within a subdivision. 
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When sites are poorly planned, landscaping is minimal or non-existent, and simple amenities like front porches 

or bay windows are missing, the result is housing that has missed a golden opportunity. 

It may provide a home for people in need, but it doesn't go the extra step 
and positively impact the neighborhood where they live. 

3. ENHANCES ITS NEIGHBORHOOD. 

All projects, no matter how small, have a responsibility to add 
to and enhance the neighborhoods in which they are built. This 
is why design is so critical. 

Projects which meet minimal code requirements may provide 
better shelter than their occupants previously enjoyed, but 
they do little to improve the communities in which they find 

themselves. When sites are poorly planned, landscaping is 
minimal or non-existent, and simple amenities like front 
porches or bay windows are missing, the result is housing that 
has missed a golden opportunity. It may provide a home for 
people in need, but it doesn't go the extra step and positively 
impact the neighborhood where they live. Such positive impacts 
are critical to a project's long term success - and better design is 
the key to creating them. 

Any project that merely meets the needs of its users - no matter 
how well - and does nothing to improve the neighborhood where it 
is built is not considered by the Design Advisor to be well designed. 

4. IS BUILT TO LAST. 

Inexpensive materials can make any project look "cheap:' 
Quality materials and finishes contribute to the longevity 
of a development and makes a project easier to maintain, 
potentially reducing operating costs. "Building in'' energy and 
environmental efficiency - through better windows, insulation 
and equipment - reduces operating costs over the life of the 
building. Due to cost constraints, not every product or system 
can be top of the line. In these circumstances, developers 
should consider favoring exterior materials and finishes over 
interior ones when making tradeoffs . 

Deane Evans, FAIA, manages the Affordable Housing Design Advisor. He is the Executive Director of the New Jersey Institute ofTechnology, Cen

ter for Architecture and Building Science Research , and has provided training on design for Florida's nonprofits and local governments through 

the Florida Housing Coalition's workshops. 
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CHAPTER SEVE N 

WHAT IS THE CONNECTION BE TWEEN 
AFFORDABLE HOUSING AND FAIR HOUSING? 
When a governmental entity is pressured by opponents of affordable housing to make a land use decision 

which treats one person or group of persons differently from another person or group without a legitimate 

rationale, the issue of prohibited discrimination is flagged. A decision is actionable whether it is an act 

of intentional discrimination against a protected class or whether it is an act taken without an intent to 

discriminate, but which has a disproportional impact on a protected class. 

Both the Federal Fair Housing Act, 42 U.S.C. 
§§3601-3631, and the Florida Fair Housing Act, 
Chapter 760, Part II, §§760.20-760.37, Florida 
Statutes, prohibit discrimination in housing 
based on race, color, national origin, religion, 
sex, handicap, and familial status. These are the 
"protected classes:' Each provides for sanctions, 
including damages, penalties, injunctive relief, 
and attorney's fees, which can be imposed for 
violation of fair housing law by governmental 
bodies, organizations, and individuals. A person 
injured by the violation may seek administrative 
or judicial review. Administrative complaints filed 

with HUD raising land use issues are handled by 

the Federal Department of Justice, a formidable 

adversary. Litigation of a fair housing claim in 

a losing cause can be very expensive: it is not 

uncommon for settlements and verdicts to run 

as high as several hundred thousand dollars. 

The Florida Fair Housing Act, in Section 

760.26, Florida Statutes, makes it unlawful to 

discriminate in land use decisions or in the 

permitting of development based on race, color, 

national origin, sex, disability, familial status, 

religion, or, except as otherwise provided by 

It is not uncommon 

for settlements and 

verdicts to run as high 

as several hundred 

thousand dollars. 
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If the only reason the land 

use or permitting request is 

denied is because the housing 

is affordable, the decision 

will be in violation of Section 

760.26, Florida Statutes. 

law, the source of financing of a development 
or proposed development.* 

The genesis for the "source of financing" 
amendment to the Florida Fair Housing Act 
was the experience of affordable housing 

advocates in securing appropriate zoning 
for Pueblo Bonito, a proposed farm worker 
housing development intended to draw 
residents primarily if not exclusively from 
the Hispanic population. In this instance, 
the power of the Florida and the Federal fair 
housing laws protecting against discriminatory 
acts based on race, national origin, and color 
was more than sufficient to force a rethinking 
of the denial and the resultant reversal 
allowing the change in zoning and the project 
to proceed. 

But in many instances it is not possible to 
know for certain whether the prospective 

residents of the affordable development will be 
members of the protected classes. Prior to the 
enactment of Section 760.26 in 2000, Florida 
fair housing laws may not have protected 
the prospective low-income residents of the 
development if the developer could not show 
that members of a protected class would be 
living in the development. 

With this statutory change, all affordable 
housing is now covered by the Florida Fair 
Housing Act. Action taken on the basis of the 
financing of the development is in violation 
of the Florida Fair Housing Act. If the only 
reason the land use or permitting request is 
denied is because the housing is affordable, the 
decision will be in violation of Section 760.26, 
Florida Statutes. Low-income persons have 
effectively become a protected class for the 
purposes of land use decisions which impact 
affordable housing. 

*That portion of the statute which states, "it is unlawful to discriminate in land use decisions ... except as 
otherwise provided by law" recognizes that there are some laws that discriminate in favor of affordable 
housing, such as the requirement that all development permits be expedited for affordable housing. The 
language "as otherwise provided by law," makes clear that this type of "discrimination" in expediting 

permits is lawful. 
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A faith-based nonprofit sought a rezoning in Bonita Springs, 
Lee County, for a 26 acre site that it had under contract for 
the purpose of developing farm worker housing. The site was 
zoned to allow mobile homes; the nonprofit, Partnership in 
Housing Inc., wanted to build duplexes. The local government 
comprehensive plan detailed the need for farm worker housing, 
and the rezoning was consistent with the future land use map. 

Partnership in Housing held a number of community 
meetings to discuss its development plans with the residents 
of the neighboring mobile home park and anyone else in 
the area who might be interested. The meetings brought 
together a vocal group of opponents. Before the matter was 
heard by the county commission, the planning department 
had been deluged with letters from Bonita Springs residents 
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Pueblo Bonito is a thriving community. 
Neighbors who at one time vigorously opposed the development now have an entirely new attitude. Neighbors 

have volunteered their time and money to create a wonderful playground for the children of Pueblo Bonito. 

decrying the horrors which they associated with the type of 
people who would be living in the development. Substantial 
pressure was brought to bear on the county commission by the 
opposition; protests were held with signs promising to oust in 
the next election those commissioners who would permit the 
development to go forward. The county commission gave way 

under the NIMBY pressure and denied the rezoning request. 
Through its land use attorney, Partnership in Housing filed a 
petition for relief under the Bert J. Harris, Jr. Private Property 
Rights Protection Act, §70.001, Florida Statutes, explaining 
that the denial of the rezoning request was unreasonable 
and unfairly burdened the use of the property. At the same 
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-- BERT HARRIS ACT --

Chapter 70, Florida Statutes, "Relief From Burdens 

On Real Property Rights," includes in Section 70.001 

the "Bert J. Harris, Jr., Private Property Rights 

Protection Act" which creates a separate and distinct 

cause of action from the law of takings to provide for 

relief, or payment of compensation, when a new law, 

rule, regulation, or ordinance unfairly affects real 

property. Section 70.51, known as the "Florida 

Land Use and Environmental Dispute Resolution 

Act" provides for a special master process when an 

owner of real property believes that a development 

order is unreasonable or unfairly burdens the use of 

the owner's real property. 

"'Development order' is defined as any order, or 

notice of proposed action which is or will have the 
effect of granting, denying, or granting with 

conditions an application for a development permit, 

and includes the rezoning of a specific parcel. 

'Development permit' is defined as any building 

permit, zoning permit, subdivision approval, 

certification, special exception, variance, or any 

other similar action of local government...." 

time, Florida Legal Services, Inc. filed a 
housing discrimination administrative 

complaint with the federal government 

on behalf of the farmworkers. While the 
special master process was underway in 
the property rights case, the Department 

of Justice began laying the ground work for 

judicial intervention through a fair housing 
law suit by investigatory fact finding; of 
particular focus in the document review 
was the three inch stack of NIMBY letters 
and on site interviews with the Lee County 

government staff and officials. 

The special master report came in with 
findings that the denial of the rezoning 
request was unreasonable and did unfairly 

burden the use of the property at issue. The 
Lee County Commission then wisely settled 
with Partnership in Housing permitting the 
development to proceed. In consideration 

of the settlement, the Department of Justice 
closed its fair housing file thereby alleviating 

the very real danger to the county that it 
would be on the losing end of a judgment 
for substantial damages, penalties, and 
attorneys' fees. 

Before the matter 

was heard by the 

county commission, 

the planning 

department had 

been deluged with 

letters from Bonita 

Springs residents 

decrying the 

horrors which they 

associated with the 

type of people who 

would be living in 

the development. 
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CHAPTER E I G H T 

I 

Plan amendments, 

land development 

regulations, and 

development orders 

that are exclusionary 

are likely to 

run afoul of the 

comprehensive plan. 

HOW CAN LOCAL GOVERNMENT 
AVOID LEGAL LIABILITY FROM 
NIMBYISM? 
NIMBYISM AND THE LAW 
Before denying a land use or permitting request, government planners and elected officials should consider 

the following questions: l. Is this action consistent with the adopted local comprehensive plan? 2. Will this 

action be prohibited under the Federal or Florida Fair Housing Acts? 3. Will this action be unreasonable or 

wi ll it unfairly burden the use of the property? 4. Is this act ion supported by substantial, competent evidence 

made in accordance with the landowner's due process rights to a fair hearing? 5. Is this action in compliance 

with the requirements of the State Housing Initiatives Partnership (SHIP) program? 

1. IS THIS LAND USE OR PERMITIING DECISION 

CONSISTENT WITH THE ADOPTED LOCAL 

COMPREHENSIVE PLAN? 

The Local Government Comprehensive Plan
ning and Land Development Regulation Act, 
§§163.3161-163.3217, Florida Statutes, requires 
local governments to provide for the housing 

needs of all current and anticipated populations, 
including special needs populations, such as 
farmworkers and the disabled. The requirements 
of the housing element include the provision of 
adequate sites for housing, including housing for 
very low-income families, group homes, and fos
ter care facilities. 
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HOW COULD NIMBYISM AFFECT 

COMPREHENSIVE PLANNING DECISIONS? 

Plan amendments, land development regulations, 
and development orders that are exclusionary are 
most likely inconsistent with the adopted local 
comprehensive plan. An example of exclusionary 
practices is the adoption of an ordinance that sets 
a minimum residential square footage, making 
affordable homes economically infeasible. Such 

an ordinance is likely to be inconsistent with the 
adopted comprehensive plan, and would be grist 
for consideration as a fair housing violation. 

2. WILL THIS ACTION BE PROHIBITED UNDER 

THE FEDERAL OR FLORIDA FAIR HOUSING ACTS? 

Both the Federal Fair Housing Act, 42 U.S.C. 
§§3601-3631, and the Florida Fair Housing Act, 
Chapter 760, Part II, §§760.20-760.37, Florida 

Both the Federal and 

Florida Fair Housing 

Acts prohibit 

discrimination in 

housing based on race, 

color, national origin, 

religion, sex, handicap, 

and familial status. The 

Florida Fair Housing 

Act also prohibits 

discrimination based 

on the financing of 

the development or 

proposed development. 
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Too often overlooked 

is that the most 

egregious cause of 

segregation in the 

housing market is 

the result of land use 

planning and 

permitting laws. 

Statutes, prohibit discrimination in housing 
based on race, color, national origin, religion, 
sex, handicap, and familial status. Florida 
law specifically protects "source of financing" 
from discriminatory land use or permitting 
decisions. Each Act provides for sanctions, 
including damages, penalties, injunctive relief, 
and attorneys' fees, which can be imposed for 
violation of fair housing law by government 
action. A decision is actionable whether it is 
an act of intentional discrimination against 
a protected class or whether it is an act taken 
without intent to discriminate but which has a 
disproportional impact on a protected class. 

In a momentous decision, the Supreme Court, in 
Texas Department of Housing and Community 
Affairs v. The Inclusive Communities Project, 
Inc. 576 U.S. _ , No. 13-1371 (June 25, 2015), 
held that policies and practices that have the 
effect of discrimination, even if not intentional, 
violate the civil right to housing opportunity 
guaranteed by the Federal Fair Housing 1'.'-ct. The 
Court affirmed what is commonly known as the 
"disparate impact" theory ofliability. On the heels 
of that Supreme Court decision, HUD adopted its 
final rule on affirmatively furthering fair housing. 
The combination of the Supreme Court decision 
and adoption of the final rule to implement a long 

standing, but rarely enforced, Fair Housing civil 
rights law should be viewed as a clarion call for 

local governments to make meaningful progress 
in creating housing choice in areas of opportunity. 

Fair Housing Act violations are most commonly 
thought of in the context of refusing to rent or to 
sell property to a person or a family based on the 
color of their skin. Too often overlooked is that 
the most egregious cause of segregation in the 
housing market is the result of land use planning 
and permitting laws. A prime example, is when 
local governments permit large swaths of land to 
be developed through master plans that create 
mini towns or villages without creating housing 
opportunity for low income households; some 
have their own community schools and all the 
infrastructure associated with a municipality, but 
no requirement that affordable housing be part 
of the mix. This exclusionary land use can easily 
be seen to have a disparate impact on protected 
classes as it makes unavailable the areas of high 
opportunity (newer schools, better infrastructure, 
parks, and services) that come with the new 
development. 

MIXED INCOME AND MIXED USE DEVELOPMENTS 

New Urbanism uses Traditional Neighborhood 
Design (TND) to produce developments often 
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SEASIDE 

New Urbanism ostensibly offers a continuum of housing choices. 
Examples in Florida include Baldwin Park in Orlando, City Place in West Palm Beach, Southwood in Tallahassee, and of 

course, the nationally acclaimed and first New Urbanism Community in Florida, Seaside, in the Florida Panhandle. 

rising to the level of small unincorporated towns. New Urbanism 
ostensibly offers a continuum of housing choices. Examples in 
Florida include Baldwin Park in Orlando, City Place in West Palm 
Beach, Southwood in Tallahassee, and of course, the nationally 
acclaimed and first New Urbanism Community in Florida, 

Seaside, in the Florida Panhandle. There are approximately 60 
New Urbanism communities throughout Florida. These large 
developments, which often feel like a small town complete with 
supermarkets, restaurants, town centers, and schools, have 
virtually no housing options for low-income individuals. 
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HOPE VI developments were required by federal law to use 
TND, and were required by law to include low-income families 
in these mixed income developments. Florida developers have 
embraced New Urbanism or TND because it creates desirable 
and profitable development. Local land use planning laws have 
permitted these developments most commonly under the local 
Planned Unit Development laws or pursuant to Development 

of Regional Impact (DRI) state planning law. But, by and large, 
those TND communities that were not HOPE VI developments, 
failed to include any legal requirement for affordability. 

Was it local government's intent to close off housing choice 
in these desirable communities? Under the disparate impact 
theory of liability affirmed by the Supreme Court in Texas 
Department of Housing and Community Affairs v. The 
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Inclusive Communities Project, discriminatory 
intent is not required. Local government may 
have believed that housing choice would be 
available because of the variety of housing types 
and tenures included in the developer's plan to 
provide a continuum of housing prices. For 
example, the attached rental housing would 
provide a type and tenure that low-income 
families could afford. But that has not been the 
experience on the ground. With the exception 
of the falling prices from the housing recession 
of 2007-2010, the desirability of the TND 
communities increased the prices of even the 
attached rental housing beyond the reach for 
Florida's lower-income households. 

HOW COULD FAIR HOUSING LAW BE IMPLICATED 

IN LAND USE OR PERMITIING DECISIONS? 

The unsubstantiated testimony from opponents 
of affordable housing coupled with the inability 
of the government to demonstrate a valid land 
use rationale for the land use or permitting 
decision is strong evidence that the challenged 
decision was made for reasons of prejudice 
and fear, rather than for the health, safety, and 
welfare of the community. 

If the decision would have been different had 
the development been market rate, rather 

than affordable, the decision runs afoul of 
the prohibition on discrimination against 
developments based on the financing found in 
Section 760.26, Florida Statutes, of the Florida 
Fair Housing Act. 

3. IS THIS LAND USE OR PERMITTING DECISION 

UNREASONABLE OR DOES IT UNFAIRLY 

BURDEN THE USE OF THE PROPERTY? 

The Bert ]. Harris, Jr., Private Property Rights 
Protection Act, §70.001, Florida Statutes, 
provides a cause of action to all landowners and 
buyers under a purchase and sale contract for 
relief from government action that inordinately 
burdens the use of real property. This is a much 
easier standard for the landowner or buyer to 
meet than that found in traditional takings law. 
How could the Bert Harris property rights act 
apply in the NIMBY situation? 

A typical example is a rezoning request that is 
consistent with the comprehensive plan, but is 
opposed by the adjoining landowners. Denial of 
the rezoning request may result in the inability to 
build the affordable housing development or the 
inability to build at the density desired. Denying the 
rezoning request may be found to be unreasonable 
or to have unfairly burdened the use of the real 
property. A refusal to rezone must pass the Section 

If the decision would 

have been different 

had the development 

been market rate, rath

er than affordable, the 

decision runs afoul of 

the Florida Fair Hous

ing Act, Section 760.26, 

and Florida Statutes. 
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Land use decisions 

affecting a specific 

development must 

be supported by 

substantial, competent 

evidence. If local 

government denies 

land use approval 

for development of 

affordable housing, 

the local government 

is opening itself to 

a suit based on a 

violation of the Florida 

Fair Housing Act. 

70.001, Florida Statutes, standard: does it create an 
inordinate, unfair, or undue burden on the use of 

the property? 

4. IS THIS LAND USE OR PERMITIING DECISION 

SUPPORTED BY SUBSTANTIAL, COMPETENT 

EVIDENCE MADE IN ACCORDANCE WITH THE 

LANDOWNER'S DUE PROCESS RIGHTS TO A 

FAIR HEARING? 

The Florida Supreme Court in Board of County 
Commissioners of Brevard County v. Snyder, 
627 So. 2d 469 (Fla. 1993) held that local 
land use decisions affecting a small area of the 
community, such as rezoning, are quasi-judicial 
in nature. Therefore, these decisions must be 
supported by substantial, competent evidence 
rather than the deferential "fairly debatable 
rule:' Snyder made clear that the landowner 
has constitutional due process rights to a fair 
hearing. Among the elements of that fair hearing 
is the prohibition of ex parte communication 
with the decision-makers. Jennings v. Dade 
County, 589 So. 2d 75 (Fla. 1992). 

HOW COULD SNYDER APPLY TO NIMBYISM? 

One response to vehement and vocal opposition 
might be to deny a land use or permit request based 
on the magnitude of the opposition. Without 
substantial, competent evidence supported by 

expert witnesses introduced by the opposition at the 
hearing showing that the land use or permit request 
was inconsistent with the comprehensive plan, the 
local government denial is subject to reversal upon 
appeal as arbitrary and capricious. 

5. IS THIS LAND USE OR PERMITIING DECISION 

IN COMPLIANCE WITH THE REQUIREMENTS OF 

THE STATE HOUSING INITIATIVES PARTNERSHIP 

ACT (SHIP) PROGRAM? 

The SHIP program, in effect in all counties 
and entitlement cities within Florida, requires 
that permits are to be expedited for affordable . 

housing to a greater degree than other projects. 
The definition of permits, adopted from Section 
163.3164 (7),(8), Florida Statutes, is broad, and 

includes all development orders, building permits, 
zoning permits, subdivision approvals, rezoning, 
certifications, special exceptions, variances, or any 
other official action of local government having 
the effect of permitting the development of land. 

HOW COULD SHIP RULES APPLY TO NIMBYISM? 

One response to large neighborhood turnout 
in opposition to a request from an affordable 
housing developer, might be to postpone or delay 
the land use/permitting decision. This would 
undermine the SHIP rule for expedition of 
affordable housing permits. 
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THE WILLIAM E. SADOWSKI AFFORDABLE HOUSING ACT 
The Florida Legislature enacted the William E. Sadowski Affordable 

Housing Act in 1992, creating a dedicated revenue source by increasing 

the documentary stamp tax paid on the purchase price of all residential 

and commercial deeds. A strong coa lition of diverse interest groups 

including the Florida Home Builders Association, the Florida Association 

of Realtors, the Florida League of Cities, the Florida Association of 

Counties, The former Department of Community Affairs, the Florida 

Housing Finance Corporation, 1000 Friends of Florida, the Florida 

Housing Coalition, Florida Impact, Florida Catholic Conference, and 

Florida Legal Services banded together to support this legislation. The 

Sadowski Coalition has grown to more than 30 statewide organizations 

as shown on the next page, now including a greater number of business 

groups, including the Florida Chamber of Commerce, and more special 

needs, veterans, and elderly advocates, including The Arc of Florida, the 

Florida Veterans Foundation, and Florida AARP. 

The monies from the doc stamp are split between all counties and en

titlement municipalities and the Florida Housing Finance Corporation. 

The monies are split approximately 70/30 between local government 

and the state, respectively. 

The Sadowski Act created the State Housing Initiatives Partnership 

Program (SHIP), Section 420.9067, Florida Statutes. Local governments 

receive annual allocations based on population, distributed periodically 

throughout the year. These monies are to be used to implement the 

housing element of the local comprehensive plan consistent with the 

SHIP plan adopted by the local government. Certain legal parameters 

apply to SHIP plans, including that 65% of the monies are to be used 

for home ownership related activities; 75% of the monies are to be 

used for construction re lated activities. Local government is required 

to implement regulatory reform in the form of expedited permitting 

for affordable housing and an ongoing process of review of all land 

development regulations, comprehensive plan amendments, and 

ord inances that increase the cost of housing, prior to adoption. 

The Catalyst Program was also created by the Sadowski Act. This 

program is administered by the Florida Housing Finance Corporation 

and is used to provide free technical assistance and training to local 

governments and non-profit organizations. The Florida Housing Finance 

Corporation uses the Florida Housing Coalition to provide workshops 

and on-site technical assistance throughout the state on a broad range 

of housing issues. 

The portion of the Sadowski Act monies that are distributed to the state are 

used by the Florida Housing Finance Corporation to fund its programs, 

which are largely low-interest loan programs for the development of rental 

housing for low-and very low-income families. The Florida Housing Finance 

Corporation operates like a public interest bank. It makes loans based on 

a highly competitive process which generally requires an experienced 

development team with immediate ability to proceed on a project that uses 

the least amount of government subsidy and offers maximum resident services 

and amenities, with units set aside for 50 years of affordability. 
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SADOWSKI HOUSING COALITION MEMBERS 

• Associated Industries of Florida 

• Coalition of Affordable Housing 
Providers 

• Florida Apartment Assoc. 

• Florida Bankers Association 

• Florida Chamber of Commerce 

• Florida Green Building Coalition 

• Florida Home Builders 
Association 

• Florida Manufactured Housing 
Association 

• Florida Realtors 

• Florida Retail Federation 

ADVOCATES FOR THE 
ELDERLY/ VETS/ HOMELESS/ 

SPECIAL NEEDS 

• AARP of Florida 

• Florida Association of Housing 
and Redevelopment Officials 

• Florida Coalition for the 
Homeless 

• Florida Housing Coalition 

• Florida Legal Services 

ADVOCATES FOR THE 
ELDERLY/ VETS/ HOMELESS/ 

SPECIAL NEEDS 

• Florida Supportive Housing 
Coalition 

• Florida Veterans Foundation 

• Florida Weatherization Network 

• LeadingAge Florida 

• The Arc of Florida 

• United Way of Florida 

• American Planning Assoc., Fla. Ch. 

• Florida Association of Counties 

• Florida Association of Local 
Housing Finance Authorities 

• Florida League of Cities 

• Florida Redevelopment Assoc. 

• Florida Regional Councils Assoc. 

• Florida Conference of Catholic 
Bishops 

• Florida Impact 

• Habitat for Humanity of Florida 

• Volunteers of America 
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PLANS. LAND DEVELOPMENT REGULATIONS. AND 
DEVELOPMENT ORDERS 
PROCESS AND PROCEDURE for the three types of land use proceedings dealing with: 

(l) Comprehensive plan amendments; (2) Land development regulations; and (3) Development orders. 

(1) COMPREHENSIVE PLAN AMENDMENTS 
Chapter 163, Florida Statutes (2015), lays out the statutory processes by which proposed 

amendments to comprehensive plans become an adopted amendment with an effective 

date. The affected local government and the Department of Economic Opportunity (DEO 

or Department) together w.ith certain other listed state agencies and other entities have a 

role in the processes. See Sections 163.3184and 163.3187 

Section 163.3184 
For those amendments considered under the processes and procedures outlined in 

Section 163.3184, the local government must hold no fewer than two public hearings prior 

to adoption. The purpose of the first is to determine whether to transmit the proposed 

amendment (within 10 days of the hearing) to the DEO and appropriate other agencies and 

other entities upon their requests. 

The initial responsibilities of the DEO, the agencies, and those others involved are limited 

to review of and comment or state report (issued under a State Coordinated Review) on 

an amendment transmitted by the local government. Primarily, the comments and report 

address issues of completeness and compliance with Chapter 163. Most transmitted 

amendments are processed under Section 163.3184(3) which provides for an Expedited 

State Review. See Section 163.3184(2)(a). The shorter time line between the first hearing 

and an effective date provided by an expedited review is significant to the success of an 

affordable housing development. 

A State Coordinated Review at Section 163.3184(4) is reserved for specified circumstances 

such as those amendments dealing with a critical state concern (unless the amendment 

fits the description of a small scale affordable housing development as detailed below), 

a development of regional impact, and other instances set out at Section 163.3184(2)(c). 

The process and procedure under this Section involves more steps than does an expedited 

review; and consequently, an expanded processing time frame is provided. 

The local government will hold its second public hearing on the issue of adoption of the 

amendment after review by the entities to whom the amendment was first transmitted 

and within 180 days of receipt of and in consideration of the comments or state report 

presented. Upon adoption , the amendment is reviewed a second time for completeness 

and compliance. Unless timely cha llenged at the Division of Admin istrative Hearing 

(DOAH) by an affected person, the amendment becomes effective 31 days after the state 

determination of completeness for proceedings under Expedited State Review or as 

provided by the DEO Notice of Intent under State Coordinated Review. 

Section 163.3187 
The Growth Management Act at Section 163.3184(2)(b) makes an abbreviated process 

available for proposed small scale development amendments. Section 163.3187(1) 

provides the parameters of "small scale" proposed amendments which: involve 10 or 

fewer acres (unless otherwise noted) ; does not exceed the annual cumulative area of 120 

acres addressed by all smal l scale amendments in the jurisdiction of the applicable local 

government; involve a change to the future land use map for a site-specific development 

activity (amendment to the substance of the comprehensive plan goals, policies, and 

objectives is prohibited under this Section); and it entails a location within an area of critical 

state concern, the development must be for construction of affordable housing, among 

other th ings. 

A small scale development amendment process requires only one public hearing the 

subject of which is adoption of the proposed amendment. Section 163.3187(2). The 

effective date of the amendment is 31 days after the date of adoption IF there are no 

challenges to it based on compliance with Chapter 163. However, if such a challenge is 

filed by petition to the DOAH within 30 days of the adoption date, the effective date of 

the amendment is delayed unti l a hearing is held by an administrative law judge who will 

determine by recommended order whether the adopted amendment is in compliance. 
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The "fairly debatable" standard is applicable to this issue, that is, if the determination of 

compliance by the local government is "fairly debatable", it is in compliance. Only when 

a final order is issued determining that the adopted amendment is in compliance with 

Chapter 163, will the amendment become effective. 

Affected Person 
For purposes of Chapter 163, specifically for determining whether a person is qualified to 

challenge an adopted amendment found to be complete and in compliance with Chapter 

163 as an "affected person", Section 163 .3184(1 )(a) provides that an affected person includes: 

the affected loca l government; persons owning property, residi ng, or owning or 

operating a business within the boundaries of the local government whose plan 

is the subject of the review; owners of real property abutting real property that is 

the subject of a proposed change to a future land use map; and adjoining local 

governments that can demonstrate that the plan or plan amendment will produce 

substantial impacts on the increased need for publicly fu nded infrastructure or 

substantial impacts on areas designated for protection or special treatment within 

their jurisdiction. Each person, other than an adjoining local government, in order 

to qualify under this definition, shal l also have submitted oral or written comments, 

recommendations, or objections to the local government during the period of time 

beginning wi th the transmittal hearing for the plan or plan amendment and ending 

with the adoption of the plan or plan amendment. 

(2) LAND DEVELOPMENT REGULATIONS 
State law requires that local governments implement comprehensive plans through the 

adoption of appropriate land development regulations (LDRs). Zoning and subdivision 

regulations are types of LDRs, and other more innovative ordinances may also constitute 

LDRs. Section 163.3213 sets forth the procedures by which a "substantially affected person" 

may challenge an LDR as inconsistent with the adopted comprehensive plan. Standing to 

initiate these types of proceedings was liberalized in the Growth Management Act, which 

requires that the petitioner be a "substantial ly affected person" as provided by Section 

120.57. This means the party must prove it comes within the zone of interest protected by 

the comprehensive plan or LDR, which is a broader grant of standing than that afforded 

the average citizen in the courts. See Florida Home Builders Association v. Department of 

Labor, 412 So.2d 351(Fla . 1982). 

Procedure for Challenging a LDR 
Any challenge to an LDR must be brought within one yea r of its adoption. To initiate 

a chal lenge, the citizen must file a petition with the local government setting forth the 

inconsistency of the LDR with the comprehensive plan. The local government has 30 

days to respond to the petition, after which time the petition may be filed with the DEO 

within 30 days. Upon receipt of a petition challenging an LDR, the DEO will notify the local 

government of its receipt, and then initiate an informal fact-gathering process to determine 

if the LDR is consistent with the plan. Within 60 days of receipt of the petition the DEO will 

issue a written decision on the issue. If the DEO finds that the LDR is inconsistent wi th the 

plan , it will initiate a formal administrative proceeding at DOAH, in which proceeding the 

citizen and the local government are parties . If the department determines that the LDR is 

consistent with the plan, it will issue such an order and the substantially affected person who 

filed the in itial petition with the local government has :21 days to file a petition for formal 

administrative proceedings w ith DOAH. In both proceedings, the burden of proof is on the 

petitioner to prove that the LDR's consistency with the plan is not fairly debatable, and in 

both cases the hearing officer issues a final order. 

(3) DEVELOPMENT ORDERS 
The effective implementation of comprehensive plans is furthered through the requirement 

that all actions taken by local governments that affect the development of land be consistent 

with the plan . Section 163.3215 sets forth the procedures to challenge development 

orders as inconsistent with the plan. A development order is defined as an order issued 

by the local government which grants, denies, or grants with conditions an application for 

a development permit. Examples include site plan approvals, planned unit development 

approvals, special exceptions, rezonings, building permits, or variances. In practice, a 

development order is any action of local government which has the effect of permitting the 

development of land, and can include preliminary or final approvals . After a development 

order is issued, any aggrieved or adversely affected person may challenge the order as 

inconsistent with the plan. To establish standing under this provision, the person bringing 

the challenge must allege and prove they wi ll suffer an injury to an interest that is protected 

or furthered by the plan, which is different from that suffered by the public such as an 

adjacent property owner. 

The petition must be filed within 30 days from the date of the rendition of the development 

order or after exhausting local remedies, whichever is later, in the circuit court. Local 

governments are authorized by recent amendments to Chapter 163 to adopt their own 

local special master processes which would substitute for the circuit court trial. In such cases 

review is based on the record prepared in the special master proceeding. However, few 

local governments have adopted these special master procedures, so most development 

order chal lenges involve a full circuit court trial. The challenge to a development order 

directly involves the developer who typically has a substantial monetary interest in the 

success of the subject development order. Consequently, this process can become 

adversarial and expensive. 
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BIBLIOGRAPHY OF PROPERTY VALUE STUDIES 
Our homes are usually our most important financial investment. Homeowners' concern over property values is a constant. The 

following is a bibliography of property value studies based on statistical and empirical analysis and covering dozens ofcase studies from 

throughout the nation. Virtually without exception, well-designed and well-managed affordable housing developments have been 

found to have no effect on neighboring market rate property values, and in some instances have increased the values of neighboring 

properties. Local government elected officials and their staff can use these studies as evidence to counteract homeowner fears about 

loss of property value. 
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Retrieved 3/ 10/ 16. 
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Values. Review of Policy Research 22 (6): 771-786. 
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(3): 287-297. 
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Affordable and Market-Rate Housing Developments in Oakland, 
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lournal of Housing Economics 11 (4): 330-359. 
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GLOSSARY OF TERMS 
Affordable Housing: The ruleofthumb used by the federal government 

is that_ housing should cost no more than 30 percent of a household's 

gross income. Housing costs include rent or mortgage payments, 

property taxes (for homeowners) , renter's or homeowner's insurance, 

and utility costs. Many, thowgh not all, federal, state, and local funding 

programs require affordable housing providers to use this standard 

when setting rents or purchase prices for their units. Depending on the 

program, the rent or purchase price of a unit may be set at 30 percent 

of a specific income level (e.g. 50 percent of Area Median Income), or 

at 30 percent of the applicant household's income. 

One example of a program that does not have a specific definition of 

affordability is the Community Development Block Grant (CDBG). In 

practice, many CDBG grantees use the 30-percent standard. 

Affordability Period: The period during which a subsidized owner

occupied or rental unit must be kept affordable to households at 

designated income levels. Affordability periods vary widely among 

subsidy programs, generally ranging from 15 to 50 years. This period is 

sometimes also referred to as a "compliance period". 

Area Median Income (AMI): The median household or family income 

in a designated geographic area, usually a metropolitan area or a county, 

adjusted for household size. Every year, the U.S. Department of Housing 

and Urban Development (HUD) calculates "Median Family Incomes" for 

designated geographic areas around the country, using data from the U.S. 

Census Bureau and the Consumer Price Index. State and local housing 

programs generally use HUD's Median Family Income calculations for their 

own definitions of Area Median Income. 

Note that in any given year, HU D's Median Family Incomes are different 

than median family incomes and median household incomes calculated 

by the Census Bureau, due to differences in calculation methods. 

Deferred-Payment Loan: A loan to a home buyer or affordable housing 

developer that does not have to be repaid until a later date, when or if 

certain conditions are met. For example, if a home buyer receives a 

deferred-payment loan for down payment assistance or mortgage 

principal reduction, he or she may have to pay back all or part of the loan 

if he or she sells the home during the affordability period (see Recapture). 

Depending on the program, deferred-payment loans may be forgivable 

under certain circumstances. 

Extremely Low-Income (ELI) Household: A household with an 

income up to 30 percent of the Area Median Income (AMI). 

Forgivable Loan: A loan to a home buyer or affordable housing 

developer for which repayment is not required if certain conditions are 

met. For example, in some home buyer subsidy programs, the home 

buyer is assisted with a loan that is forgiven if he or she lives in the home 

for a certain minimum amount of time. 

Gap Financing: Gap financing generally refers to a grant or loan that 

covers the d ifference between the cost of developing and operating an 
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affordable housing project, and the funding sources that the developer 

has already obtained or is likely to obtain . 

Guarantee: In the affordable housing field , a guarantee usually refers to a 

pledge from a funding agency to repay a mortgage or other loan ifthe borrower 

(an income-qualified home buyer or affordable housing developer) defaults. 

Loan guarantees encourage private lenders, such as banks, to make loans to 

individuals and organizations who would otherwise be considered too risky. 

Joint Venture: A legal entity created by two or more organizations to 

undertake a specific project, shari ng the benefits and risks according 

to a specified agreement. In affordable housing, a joint venture 

generally refers to a development project undertaken by two or more 

organizations working in partnership. The parties of a joint venture may 

be an inexperienced and experienced housing developer, a housing 

developer and a social seNice agency, or other configuration . A joint 

venture may consist of nonprofit organizations, for-profits, or both. 

Loan-to-Value (LTV) Ratio: The ratio of a mortgage loan for a home 

buyer or rental housing developer to the total va lue of the property. Some 

funding programs have a maximum loan-to-value ratio used to determine 

the maximum amount of subsidy to award to an applicant. 

Low-Income (LI) Household: The most commonly used definition of a 

low-income household is one whose annual income is no more than 80 

percent of Area Median Income (AMI). The entries in this Guide use this 

definition of low-income unless otherwise stated . One program that 

uses a different definition is the Community Development Block Grant. 

Under CDBG regulations, a low-income household is one whose 

income is up to 50 percent of AMI. 

Moderate-Income Household: Under Florida Statutes, a moderate

income household does not exceed 120 percent of the Area Median 

Income (AMI). Under the CDBG and Neighborhood Stabilization 

Programs (NSP), a moderate-income household has an income greater 

than 50 percent of AMI but no more than 80 percent of AMI. Some 

programs, such as those administered by the United States Department 

of Agriculture's Rural Housing SeNice (USDA RHS), have their own 

definitions of moderate-income. 

Recapture: A recapture provision is one way to ensure that a subsidy for 

an owner-occupied home remains available for future low-income home 

buyers. A recapture provision is triggered ifa low-income homeowner who 

benefited from a subsidy chooses to sel l the house during the affordability 

period. Depending on the specific program guidelines, the homeowner 

may have to pay back all or part of the original subsidy using proceeds from 

selling the house. The entity that administers the program can reinvest 

these recaptured funds to help future home buyers. 

The term " recapture" can also refer to a funding agency requiring a 

beneficiary (a public or private entity or an individual) to pay back funds, 

if the beneficiary used them for inappropriate activities, failed to spend 

them by an agreed-upon deadline, or otherwise failed to comply with 

the program. 

Resale Requirement: lfan affordable home sold to an income-qualified 

homebuyer has a resale requirement, the homeowner is legally required 

by a deed restriction or land covenant to sell the home to another 

income-qualified household at an affordable price (when/if the first 

homeowner chooses to sell.) 
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ACRONYMS 
Very Low-Income (VLI) Household: A household with an income up 

to 50 percent of the (Area Median Income) . 

AHP: Affordable Housing Program (Federal Home Loan Bank of Atlanta) 

ALF: Assisted Living Facility 

AMI: Area Median Income 

CCTC(P): Community Contribution Tax Credit (Program) 

CDBG: Community Development Block Grant 

CHOO: Community Housing Development Organization 

DEO: Department of Economic Opportunity 

FCLF: Florida Community Loan Fund 

FHFC: Florida Housing Finance Corporation (or "Florida Housing ") 

FSS: Family Self-Sufficiency Program 

FTHB: First-Time Homebuyer Program 

FY: Fiscal Year 

HCV: Housing Choice Voucher (also known as a "Section 8 Voucher") 

HFA: Housing Finance Agency 

HOME: HOME Investment Partnerships Program 

HUD: U.S. Department of Housing and Urban Development 

IDA: Individual Development Account 

LHAP: Local Housing Assistance Plan 

LIHTC: Low Income Housing Tax Credits (or "Housing Credits") 

LTV: Loan-to-Value Ratio 

MMRB: Multifamily Mortgage Revenue Bond Program 

NOFA: Notice of Funding Availability 

NSP: Neighborhood Stabi lization Program 

PBRA: Project-Based Rental Assistance (acronym generally used for 
HOME and Section 8) 

PBV: Project-Based Voucher 

PHA: Public Housing Authority 

PJ: Participating Jurisdiction 

PLP: Predevelopment Loan Program 

PRA: Project-based Rental Assistance (acronym generally used for 
Section 202 and Section 811) 

RA: Rental Assistance 

RFA: Request for Applications 

SAIL: State Apartment Incentive Loan Program 

SHIP: State Housing Initiatives Partnership Program 

SPRAC: Senior Preservation Rental Assistance Contract 

TA: Technical Ass istance 

TBRA: Tenant-Based Rental Assistance 

TBV: Tenant-Based Voucher 

USDA: U.S. Department of Agriculture 

WAP: Weatherization Assistance Program 
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