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INTRODUCTION

cross the nation, there is a current movement to create supported housing in
community-based settings, to allow people with disabilities to live as independently

as possible. There is growing recognition that many people with disabilities can live
fuller, more independent lives in integrated community settings. Independent living

addresses the right to participate in society, sharing in the opportunities available to all
citizens. Affordable housing and community-based services are the keys to independence for thousands
of people with disabilities. 

The need for safe and affordable housing for individuals with developmental disabilities in Florida is
significant and increasing.  For individuals whose sole income is supplemental security income, the
shortage of available housing units in Florida is acute. A large number of individuals with disabilities
do not have the resources to obtain quality, accessible and affordable housing. Housing is considered
to be affordable if monthly housing cost does not exceed a certain percentage of a family’s monthly
income.  The acceptable percentage usually ranges from 30-35 percent of a family's monthly income.

The Florida Developmental Disabilities Council recognizes the need for additional affordable housing.
It has formed a partnership with the Florida Housing Coalition to create this report, which provides
recommendations, best practice models, and policy considerations to inform the FDDC’s future housing
advocacy efforts. 

At the direction of FDDC, this report focuses on individuals with developmental disabilities in Florida with
the least amount of income. The monthly income of these households mainly comes from supplemental
security income or a social security disability payment.  Some may earn more by augmenting their income
with a part-time job.  On the whole, their income is at a level that represents thirty percent of the State
Median Income. Their income places them in the category of Extremely Low Income (ELI) households, a
term used by housing administrators when discussing income eligibility 

The written report outlines the current housing resources available for these individuals with disabilities,
identifies barriers to obtaining housing, and addresses benefits planning considerations. The Florida
Housing Coalition offers the reader an orientation to Florida’s Affordable Housing production industry and
discusses the current topics debated by the industry related to using limited affordable housing resources.

TT
A LARGE NUMBER OF INDIVIDUALS WITH DISABILITIES DO NOT HAVE THE RESOURCES TO OBTAIN QUALITY, ACCESSIBLE AND AFFORDABLE HOUSING
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THREE COMMON OPTIONS
FOR ADDRESSING HOUSING NEEDS

ome households may benefit from assistance to purchase a home.  Almost every community in the
State has a program to help low-income homebuyers.  The programs typically make home purchase

more manageable by providing funds to pay for the closing costs and down payment required by a
lender when first purchasing a home.  In some communities, additional money may be available to pay

for small repairs to the house. 

Although purchase assistance program share some similarities, each local program may take its own unique form.
Some communities only offer money to buy newly constructed homes, while other communities focus more on
helping with the purchase of existing homes.  Some communities offer a relatively small amount of money while other
communities provide a larger subsidy, which enables buyers with lower incomes to purchase.  While it is not typical
of the homeownership option, it is possible for unrelated individuals to jointly purchase a home, receive purchase
assistance subsidy and thereby share their housing costs.  Furthermore, it is important to note that homeownership
does not disqualify an individual from qualifying for SSI benefits due to possession of a large asset, a topic that will
be addressed in detail in the “Benefits Planning” section of this report.  In addition, home purchase programs
generally do not require a buyer to obtain a first mortgage through private mortgage financing.  To finance the home
purchase, a buyer and his or her support network may pool family contributions, donations and other sources and
subsidies together with purchase assistance from a homebuyer program.   

Home purchase programs generally provide money to pay for closing costs and the down payment.  However, there
are other ways to make home purchase more affordable to lower income homebuyers.  Public subsidy can be supplied
early on to the for-profit or nonprofit developer to pay for land or construction materials.  By receiving upfront
public subsidy, the builder can sell a home at a lower cost to a buyer.  Some communities make homes more
affordable by removing from the purchase equation the sale of the land upon which the house sits.  This approach,
called the Community Land Trust (CLT) model is receiving increasing attention in many of Florida’s communities.  It
is a way to help people at lower incomes become homeowners, but it comes with many trade-offs that limit the
benefits typically associated with home ownership.  More information about the CLT model will be provided in later
sections of this report.  

BENEFITS
Home ownership can offer a person long-term affordable housing with one upfront award of purchase assistance.
This option provides a fixed monthly housing payment and may represent the long term least-cost option for
local government involvement helping to address housing need.  This option also provides the opportunity to
earn equity in the home.

LIMITATIONS
Some do not have the ability to afford homeownership, even with large amounts of upfront subsidy that reduce
monthly housing costs.  In order to be successful, a person must have the resources to pay for the monthly
costs associated with homeownership—including maintenance, taxes and insurance, three costs that are on
the rise in Florida.  Home repairs often entail unexpected and expensive costs. 
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ome individuals may benefit from a variety of assistance that helps a person locate an affordable
house or apartment unit to rent.  Some communities offer money to pay for the rent deposit that is

required when you first sign a rental lease.  This assistance is similar to the purchase assistance
provided to a homebuyer—it helps a renter pass the first hurdle involved with renting a unit.  

Across the State of Florida, over 100 local public housing authorities offer another type of rental assistance:  Section
8.  This federal resource provides money each month to help an individual pay rent.   

In addition, a majority of Florida’s communities contain apartments with “subsidized units” that are available for
a lower than average amount of rent.  The subsidized rental units are built and financed with affordable housing
funds, and are owned by private or nonprofit developers.  Since the developers receive upfront construction
subsidy, they are available to borrow less construction funding than they normally would from conventional lenders.
The apartment owners are then able to charge lower rents, since the owners have less debt that they must pay back
to lenders.   

Finally, some communities offer affordable rental housing in single-family homes scattered around a community.
Two or three individuals live in such a home, each paying an affordable level of rent.  The homes are owned by a
nonprofit organization, which maintains the home and offers long-term affordable housing for its tenants.  A handful
of Florida communities have housing nonprofits that offer this rental housing specifically for people with SSI and the
Medicaid Waiver.  This living arrangement is sometimes called the CASL Model, recognizing the Coalition to Assist
Supportive Living nonprofit in Sarasota that has successfully used this model.  The Florida Housing Coalition’s past
work with the Florida DD Council has focused on this rental option and concluded that it may be recreated anywhere
in Florida where successful partnerships can be formed between a housing nonprofit, a supportive living group and
the consumer.

BENEFITS     
Affordable rental units offer long-term affordable housing.  Many of the subsidized rental units in Florida,
for example, are required to charge low, affordable rents for 50 years.  This does not mean that the level
of rent will never go up.  Instead, the government programs used to build these rental units require that
the rents charged must continue to be set at an affordable level.  Unlike a homeowner, a renter has no
responsibility to pay for repairs to a rental unit.

LIMITATIONS
Also unlike a homeowner, a renter does not own the rental unit, and cannot “build up equity” and ownership
in his or her unit.   There is a great demand for Section 8 vouchers and subsidized rental units.  In some
communities, there are long waiting lists for these resources.  Additionally, although they offer lower rent
levels, the rent for some rental units may still not be fully affordable to an extremely low-income household.

ff
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ome may benefit from receiving repairs and improvements to the home where they currently live.
Almost every local county government and large city government in the State has a general housing

repair program that provides money for roofing, plumbing, electrical repairs and more.  A significant
number of Florida communities also offer funding to pay for accessibility modifications, like grab

bars, ramps and kitchen appliances.  Finally, some areas have private funding for barrier removal or
accessibility enhancements in order to provide reasonable accommodation in a rental unit.

In most cases, these programs only offer assistance to those who own and occupy a home.  There are some
communities, however, that have money for the repair of a rental unit.  In such communities, it is uncommon for a
tenant to directly apply for this assistance.  Instead, a “Rental Rehabilitation” housing strategy usually offers money
to repair entire apartment complexes as part of a large-scale initiative involving the apartment owner.  

If you receive repair assistance, a local government will commonly place a lien on the property for the amount of
the repairs.  The lien typically stipulates that you must occupy the dwelling for a period of between five to twenty
years, or else you must pay back a portion of the repair assistance received.  At the end of this period of five to
twenty years, the lien is satisfied and the homeowner does not have to pay back any money. 

BENEFITS
In comparison with other types of housing assistance, it may cost relatively little to provide repair assistance
and make the house where a person is dwelling more affordable, safe, accessible and livable. 

LIMITATIONS
Repair programs often only offer assistance to those who own and occupy a home.  

S U P P O R T S E R V I C E S

In addition to housing assistance, additional support is needed to provide these individuals with truly inclusive
housing in the community.  This circle of support is as essential to success as is the affordable housing assistance.
Supportive living provides a circle of support to an individual with developmental disabilities.  Several central
principles contribute to a successful model of supportive living for people with developmental disabilities:

H Someone other than the support provider must provide housing units. 
H No more than three persons with disabilities live together in the same dwelling.
H No more than ten percent of an apartment or neighborhood should have persons with a disability living

there.  This arrangement avoids the concentration and segregation of individuals with disabilities.  

Housing developers can provide affordable units, but without a reliable circle of support, the goal of independent
living may remain unattainable.  This topic will be addressed in more detail in the ‘Barriers’ section of the report. 
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STEP-BY-STEP GUIDE TO 
APPLYING FOR ASSISTANCE

here are a variety of affordable housing resources available in Florida.  Whether the assistance
comes from the Federal, State or Local Level, most affordable housing resources will provide one

of the housing options listed above: repair assistance, help making homeownership affordable, or
affordable rental housing.  The funding and assistance available to make housing affordable works

in several different ways.  Some are ‘Direct’ resources that a person needing housing assistance may apply
for directly.  Other housing programs are “Indirect’ resources.  The end user who needs housing assistance
does not directly apply for Indirect housing programs.  Instead, this funding is obtained by for-profit and
nonprofit developers and service providers, who in turn create affordable housing for a community.  

This report provides an introduction to the process of applying for Direct resources.  It also addresses the
Indirect resources used by Florida’s affordable housing industry to assist citizens with their housing needs.

Several types of local housing assistance may be available to you and your community. This assistance
includes funding for rehabilitation work, accessibility modifications, rent or utility deposits, buying a home
or condominium, and rental housing. Each local government decides which housing strategies to provide
for their communities, depending on specific needs. Several community-based affordable housing options
are available and selecting the option ideal for you and your family will require you to analyze your income,
preference, household size and type of needed assistance before applying. 

There are two methods to use, depending on the type of housing assistance you are trying to obtain.
Keep in mind, the application process in your area may vary and you may want to refer to a nonprofit
organization to answer questions about the application process and/or the assistance you receive.  The first
method provides financial assistance for home rehabilitation, accessibility modification, and home
purchase.  The second method is used for obtaining affordable rental housing.
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his assistance is available through the State Housing Initiatives Partnership (SHIP), HOME and
Community Development Block Grant (CDBG) programs, just to name a few funding sources. SHIP

assistance is a state funded program available in Florida’s metropolitan cities and all Florida counties.
HOME and CDBG monies are federal dollars available in larger cities.  More information about specific

funding sources is provided following the step-by-step guide.

STEP ONE: To determine if you are available for assistance, contact your local housing office. You may find contact
information for your local housing office online at:
www.floridahousing.org/Home/HousingPartners/LocalGovernments/SHIPGovContacts.htm. 

When speaking to someone at your local housing office about rehabilitation work, accessibility modification or home
purchase, ask what funds they specifically have available for the type of work you hope to complete. You might say, “I
need assistance buying a home (or repairing my home). Do you have a waiting list for this type of assistance? How long
is the wait?” 

STEP TWO: After you have asked about the types of funds available and determined what you would like to
accomplish, you will need to complete an application. This is usually done by visiting the housing office.  Bring all the
documents that must be attached to your application, including tax returns, social security cards and pay stubs from
your job.  These documents help program staff determine if you are income eligible for assistance.  Ask someone at the
housing office what documents you need to bring before visiting the office. 

STEP THREE: Once your application has been completed, the housing staff will determine if you are income eligible
for assistance by counting several sources of your income. These sources include job income, assets (such as bank
accounts and retirement accounts), social security income and other entitlement income sources. The housing office will
not include assets such as jewelry, your car, a home you own that is being rehabilitated, or reimbursement for the cost
of medical expenses. 

Keep in mind the housing staff will also need to determine your household size.  The income of all members of your
household will be counted. If you are buying a house and will have a roommate, the roommate’s income is not counted,
but rent income is counted.  The income of a live-in aid is not counted. Your household size will help determine how
much assistance you are eligible to receive. 

If you receive rehabilitation or accessibility modification assistance, your house will be inspected. The housing office staff
will create a priority list of items to repair or modifications to make on your home. If your home does not meet state code
requirements, making repairs to satisfy this requirement will be made first. The housing staff will also locate a contrac-
tor to make the repairs or modifications. It is important to note that often a lien for the cost of the repairs will be put on
the house.  This lien is usually forgiven in 5 to 15 years, but this varies for each community. In addition to these
guidelines, the home must also be located within the county/city limits and mobile homes or rental units are not covered. 

If you are interested in applying for funds to purchase a home in your area you should start by identifying the general
price for buying a house in your community.  Determine how much it will cost for a house to meet your needs, and then
get prequalified for a sufficient first mortgage to finance this purchase.  Be ready and able to show the housing office
that you can afford to buy the house with the combined money from a first mortgage (supplied by a regular lender) or a
family gift, and the down payment subsidy you receive. Assistance provided in various communities can vary widely and
may range from $3,000 to $70,000.
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ffordable rental housing is another affordable housing option.  ADA and Fair Housing
regulations require the development of accessible housing units, although the exact number

of accessible units currently in Florida is difficult to calculate.  There are over 100 Public
Housing Authorities (PHAs) in Florida. These PHAs administer the Section 8 voucher program

and manage federally owned housing units.  A portion of the rent for PHA units and voucher housing is paid by
the Federal Section 8 program, leaving an affordable level of monthly rent for you to pay. 

STEP ONE: Begin the process by applying for Section 8 housing.  You must complete a Section 8 voucher
application at your city of county Section 8 office, if the application period is open. Often times, PHAs have long
waiting list for vouchers, and the application period in some communities may be closed right now as a result.
You can determine whether your local office has a waiting list by calling before going to the office to complete
an application.  PHA contact information may be found online on the U.S. Department of Housing & Urban
Development web page at  www.hud.gov/offices/pih/pha/contacts/states/fl.cfm. To qualify for a voucher, your
household income can be no more than 50% of the area median income. You must also pay 30% of your monthly
income towards your rent. The voucher will pay the remainder to the landlord. 

You should add your name to your local office’s waiting list even if you discover a long list of applicants ahead of you.
Recently, the Section 8 voucher program has received extensive federal cuts in funding – adding your name to the
waiting list proves more affordable housing options are needed in our communities. If you have additional questions
about the Section 8 voucher program contact the Florida Association of Housing and Redevelopment Officials at
1-850-222-6000. 

STEP TWO: If you don’t immediately get a Section 8 voucher, you should apply for a unit directly from an
apartment complex that was built with affordable housing dollars, such as funds from SAIL, HOME, Housing Credits,
811, Section 515, or bonds. These apartments charge rents that are below the fair market rent in your area. Your local
housing office will be able to assist you locating these units. You can also locate units in your area using the Florida
Housing Data Clearinghouse located online at  www.flhousingdata.shimberg.ufl.edu.  You may also search the
Housing Locator, featured below. These resources will help you locate the number of affordable units available, the
target group served and complexes that are currently under construction and will be ready soon. 

THE HOUSING LOCATOR: The newest resource available to
find affordable rental housing may also be the easiest to use.  It is
called the Housing Locator.  It can be accessed at the following
website:  www.floridahousingsearch.org, and is also supported
by a toll-free, bilingual call center that operates 9:00 am to 6:00
pm, Monday through Friday: 1-877-428-8844.  The Housing
Locator is funded by the Florida Housing Finance Corporation and
was created in collaboration with several state agencies: the
Agency for Persons with Disabilities, the Florida Department of
Community Affairs, the Florida Department of Elder Affairs, and
the Florida Department of Children and Families.  

TT
APPLYING FOR AFFORDABLE RENTAL HOUSING



N E W D I R E C T I O N S F O R T H E F U T U R E •  1 1

The goal is to make this locator service the primary source for
affordable rental housing in Florida. Over time, this service will
grow to include all subsidized and affordable rental housing
throughout the state of Florida.

The Housing Locator offers an easy to use system for finding an
affordable rental unit in your community.  First, select the city or
county where you would like to search, along with the range of rent
that you can afford to pay.   The Locator will create a list of rental
units with information about the number of bedrooms, eligibility
requirements, availability of units—and even a map of where the
rental unit is located.  Click on a particular rental property to
receive more information about appliances, accessibility, and the
distances to shopping, groceries and public transportation.

What types of rental units are included in the Housing Locator?
Currently, the locator includes all rental properties that have been
constructed with Florida Housing Finance Corporation financing.
This represents thousands of rental units offering affordable rents
across the State.  More rental units are being continuously added,
including rental units constructed with federal and local affordable
housing funding.  The Florida Housing Finance Corporation is
currently helping local governments to add more rental resources
that they know about.  The landlords of privately owned affordable
rental housing are also encouraged to add information to the data-
base.  The Housing Locator also provides links to additional local
community resources that may assist you with your housing search.  

STEP THREE: Once you’ve located rental units, call the property manager to inquire if a rental unit is available.
You might ask “Do you have any available apartments?” or “Do you have available units affordable for a person
making $545 monthly?” or “Does the rent include electric, water, sewer?”

If the rental property you contact does not have any vacant units, add your name to the waiting list. Waiting time
varies with these properties depending on the location and level of rent per unit (some units are specifically reserved
for those at 30% or 60% area median income). 

STEP FOUR: If you locate an available rental unit, fill out an application and provide information about your
income. Income information is confidential and required by the programs that make the rent affordable. The complex
may also require a background and credit check. Your credit check will determine your security deposit, which could
range from $50 to $75.  The complex may also charge you a preparation fee for the application. This fee is typically
around $150 and refundable if you are denied or change your mind about renting the apartment. Remember: You can
use a Section 8 voucher at a subsidized affordable apartment complex.  Using this voucher will make the rent even
more affordable to you. 
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INDIRECT  RESOURCES
H O U S I N G  P R O G R A M S  F O R  W H I C H  L O W E R  I N C O M E  H O U S E H O L D S  D O  N O T  D I R E C T LY  A P P LY

hile some affordable housing programs are ‘Direct’ resources that a person may apply
for directly, a significant number of programs are “Indirect’ resources.  The end user who

needs housing assistance does not directly apply for Indirect housing programs.  Instead, this
funding is obtained by for-profit and nonprofit developers and service providers.  They in turn

create affordable housing for a community.  

The decision to provide housing resources mainly as indirect resources involves many policy considerations that
are outlined in Chapter 4, “How Housing Decisions are Made in Florida”.  Ultimately, most of the indirect
resources provide the needed funding for the three types of affordable housing options introduced at the
beginning of this chapter: Home Purchase Assistance, Rental Housing, and Home Repair and Modification.

The summary of each financial resource in this section includes a data matrix with ‘facts at a glance”.  This
section summarizes “primary uses” of each resource, including activities like new construction, rehabilitation,
land acquisition, downpayment assistance, and mortgage reduction.  Different programs may approach the need
for affordable housing through different primary uses.  However, there are only a handful of methods for making
housing more affordable.  Regardless of the “primary uses” listed in this resource guide, most of the following
resources employ one or more of these basic methods.  Consider the basic methods you can use to make housing
more affordable:

First, you can reduce the cost of your building supplies, so a home does not costs so much to build.  However,
this method is often unsuccessful, since “skimping” on building materials tends to result in cheap, poor-quality
housing units.  Affordable housing professionals agree—“It costs what it costs” to build good quality housing.

Second, you can increase the income of the household needing assistance.  Yet often it is out of our control to
increase income, so this method is also not often employed.  However, increasing income is essentially how
Section 8 helps make rental housing affordable.  Each month, Section 8 increases the income of the household by
paying a portion of the rent.  

Third, you can benefit from a decreased interest rate on money you borrow to make affordable housing.  This
method is commonly used.  In rural areas of Florida, it is used by the Rural Housing Service, which provides
homebuyers with lower interest rate mortgages.  The monthly mortgage payment is smaller and more affordable
in this way. 

Finally, you can benefit from any program that helps you decrease your housing-related debt.  Any public subsidy
that you receive for your housing represents money you do not have to borrow from a regular lender to make
affordable housing.  The Housing Credits program, for example, provides a tax incentive for investors to provide
money for the construction of rental housing.  This money decreases a builder’s need to borrow money from a
lender, so there is less debt accrued to build this rental housing.  This, in turn, allows the rental landlord to charge
lower, more affordable rents.  

Decreasing interest rates and decreasing debt are two primary methods used to create affordable housing.
Consider these methods while reviewing the following Indirect Resources.

jj
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A SUMMARY CHART OF HOUSING ACTIVITIES

FUNDED BY THE FOLLOWING HOUSING PROGRAMS

he following pages provide details about a diversity of funding sources.  As noted earlier, many of the
following programs are “indirect resources”.  Those in need of housing assistance do not generally apply

directly for these funds.  Instead, the following programs provide funding to developers, repair contractors,
and nonprofit organizations for housing development and other types of housing assistance.

The process that these groups use to produce affordable housing is detailed and varied.  A developer may receive
funding from one program to buy land, while using a different program to construct new homes to sell to low income
buyers.  A nonprofit organization may use funding from one of the following sources to pay contractors to repair an
apartment complex.  How these experienced groups implement housing programs with the following funding is not
the focus of this report.  There are, however, free workshops and training opportunities available across the State of
Florida on several aspects of housing development and program implementation.  The Florida Housing Coalition can
provide training details and guidance.

The following table lists the main housing-related activities for which the following program funds may be used.  It
indicates which program funds may be spent on the construction of new homes for sale, and program pay for the
development of new rental housing.  It identifies the sources that provide the most direct type of homebuyer assistance.
These programs offer money for closing costs, down payment, and principle reduction.  In addition, there are other
programs that do not offer this direct purchase assistance, but they fund activities that support the purchase of homes
at affordable prices.  Funding for ‘New Construction’ or ‘Land Acquisition’ also makes housing more affordable, so
that the price that the buyer pays to purchase a house is affordable.  In addition, the table below indicates
which of the following programs finance repairs on rental housing, and which programs pay for repairs or
accessibility modifications on owner-occupied dwellings.  Finally, the following chart points out which programs
are ‘direct resources’ where an individual with housing needs may directly apply for assistance.    
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he first program featured here is the State Housing Initiatives Partnership (SHIP) program.  Several
factors make SHIP a bit unique or attractive, among all of Florida’s housing resources.  First, SHIP is

both a Direct and an Indirect Source of housing funding.  On the one hand, SHIP may directly provide
an applicant with repair assistance or home purchase.  On the other hand, SHIP money may be awarded

to a developer to fund a large project, like the construction of a subdivision of homes or a large apartment complex.
Second, the SHIP program is available broadly across the State—each of Florida’s counties and the State’s large cities
receive funding.  This money is locally controlled; each jurisdiction determines how to use its annual allocation of funds
to address local housing needs.   

gg
F o l l o w i n g  t h e  p r o f i l e  o f  t h e  S H I P  p r o g r a m  i s  t h e  d e s c r i p t i o n  o f  t h e
H u r r i c a n e  H o u s i n g  R e c o v e r y  P r o g r a m  ( H H R P ) ,  s i n c e  i t  i s  v e r y  s i m i l a r  t o
t h e  S H I P  p r o g r a m .   I t  i s  a l s o  l o c a l l y  c o n t r o l l e d  b y  t h e  4 0  p e r c e n t  o f
F l o r i d a  c o u n t i e s  t h a t  h a v e  r e c e i v e d  i t  ( s e e  t h e  f u n d i n g  m a t r i x  f o r  s p e c i f i c
j u r i s d i c t i o n s ) .   A s  p a r t  o f  t h i s  R e p o r t ,  t h e  C o a l i t i o n  c o n d u c t e d  a  s u r v e y  o f
t h e  l o c a l  j u r i s d i c t i o n s  w i t h  S H I P  f u n d s  a n d  t h o s e  w i t h  H H R P  f u n d s .   T h e
r e s u l t s  o f  t h e  s u r v e y  f o l l o w  t h e  S H I P  a n d  H H R P  p r o g r a m  p r o f i l e s ,  a n d
p r o v i d e  a  h e l p f u l  s t a t e w i d e  s t a t u s  r e p o r t  a b o u t  t h e  a v a i l a b i l i t y  a n d  u s e  o f
t h e  f u n d s  f r o m  t h e s e  c e n t r a l  a n d  i m p o r t a n t  a f f o r d a b l e  h o u s i n g  p r o g r a m s .
T h e  r e s t  o f  t h e  s e c t i o n  o u t l i n e s  a d d i t i o n a l  f i n a n c i a l  r e s o u r c e s .
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STATE HOUSING INITIATIVES PARTNERSHIP–SHIP PROGRAM
Created in 1992 as part of the William E. Sadowski Affordable Housing Act, the State Housing Initiatives Partnership
(SHIP) Program's mission is threefold: (1) provide funding to eligible local governments for the implementation of programs
that create and preserve affordable housing; (2) foster public-private partnerships to create and preserve affordable
housing; and, (3) encourage local governments to implement regulatory reforms and promote the development of
affordable housing in their communities by using funds as an incentive for private development. Funds are allocated to every
Florida county as well as municipalities which receive CDBG funds.  

Eligible Activities: SHIP funds may be used for
emergency repairs, new construction, rehabilitation,
down payment and closing cost assistance, construction
and gap financing, mortgage buy-downs, acquisition of
property for affordable housing, special needs housing,
home ownership counseling and match for federal housing
loans and grants. A minimum of 65 percent of a local
government's total annual distribution of SHIP funds
must be used for home ownership. A minimum of 75
percent of a local government's total annual distribution
of SHIP funds must be used for construction-related
activities, including rehabilitation, new construction,
emergency repairs, or financing for a newly constructed
or rehabilitated unit.  “Special needs housing” is
defined at the local level.  This term refers to housing
for elderly individuals, people with disabilities, single
parents, farm workers and many other groups.

Eligible Beneficiaries: At least 30 percent of a local
government's total annual distribution of SHIP funds
must be reserved for awards to very low income persons
(50% AMI), and an additional 30 percent of funds must
be awarded to low income persons (80% AMI). The
remainder may serve very-low, low or moderate income
persons (120% AMI).

Eligible Applicants/Application Process: Individuals,
nonprofit organizations, and for-profit developers must

apply to local government for funding. Each local
government receives an annual allocation that is
appropriated by the Florida Legislature. To participate, a
local government must establish a Local Housing
Assistance Program; submit and receive approval of a
Local Housing Assistance Plan to the Florida Housing
Finance Corporation; adopt and incorporate Local
Housing Incentive Strategies; establish or amend local
land development regulations, policies, and procedures
in order to implement incentive strategies; submit an
annual report of the housing program's accomplishments;
and encourage public and private sector involvement in
the form of a partnership to further program goals and
reduce housing costs. Each locally administered SHIP
Program determines the process of awarding and
distributing funds within its community and is required
to establish selection criteria to identify eligible
applicants and the application process in their local
Housing Assistance Plan.

Program Contact: Robert Dearduff, Administrator,
Florida Housing Finance Corporation, 
227 North Bronough Street, Suite 5000, Tallahassee, FL
32301-1329; 
(850) 488-4197. 
Email: Robert.dearduff@floridahousing.org

Website: www.floridahousing.org

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

Sadowski Act Funds For-Profit, Nonprofit,Public Agencies,
Individuals

Generally Second or 
Bridge Loans, Grants

1992 Local Government Control, Based on
Annual Legislative Appropriation

Home Ownership, Rental

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
Section 420 PART VII, FS Rule 

Chapter 67-37, FAC
Florida Housing Finance Corporation,

Local Government Control
Gap Financing, New Construction,

Repairs, Rehabilitation, Acquisition,
Down Payment Assistance
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HURRICANE HOUSING RECOVERY PROGRAM

In 2005, the Florida Legislature created a new affordable housing program to address the increased need for
affordable housing in the aftermath of the State’s hurricane damage. The Hurricane Housing Recovery
Program (HHRP) was created based on recommendations from the Hurricane Housing Work Group that was
chaired by Lt. Governor Toni Jennings.  The Hurricane Housing Work Group recommended modeling the
HHRP on many design aspects of the SHIP program, another state-funded housing program with a record of
success.  

The Legislature appropriated $208 million of HHRP funds in July 2005 for the 28 counties most severely
affected by the Hurricanes according to FEMA data.  This HHRP funding is a one-time state allocation, and
all HHRP funds are scheduled to be expended by June 30, 2008.  

The Hurricane funding may be used to assist with general housing recovery efforts.  The program does not
require households applying for assistance to document that their housing needs are a direct affect of the
hurricanes, although a community receiving HHR funds may choose to prioritize assistance to such appli-
cants.  

A portion of HHRP funds in each community must assist extremely low-income applicants with incomes
below 30% of each county ’s area median income.  These “ELI supplemental funds” may be a good source
of assistance for the lowest-income people with disabilities.  As an added benefit, HHRP funds may be used
to repair or purchase mobile homes—a flexibility that HHRP does not share with Florida’s other state-
funding housing program.  

Program Contact: Robert Dearduff, Administrator, Florida Housing Finance Corporation, 227 North Bronough Street,
Suite 5000, Tallahassee, FL 32301-1329; (850) 488-4197.
Email: Robert.dearduff@floridahousing.org

Website: www.floridahousing.org

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

Sadowski Act Funds For-Profit, Nonprofit,Public Agencies,
Individuals

Generally Second or 
Bridge Loans, Grants

1992 Local Government Control, One Time
Allocation

Home Ownership, Rental

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
Section 420 PART VII, FS Rule Chapter

67, ER FAC
Florida Housing Finance Corporation,

Local Government Control
Gap Financing, New Construction,
Repairs, Mobile Home Assistance,
Rehabilitation, Acquisition, Down

Payment Assistance
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HHRP DISTRIBUTIONS

Hurricane Housing
Recovery Program

Projected
Allocation by

County

Supplemental
Funds for

Extremely Low
Income Households

Projected
Allocation 

Supplemental
Funds for

Community
Collaboration

Projected
Allocation

Bradford
Brevard

Charlotte
DeSoto
Dixie

Escambia
Glades
Hardee
Hendry

Highlands
Indian River

Lake
Lee
Levy

Marion
Martin

Okaloosa
Okeechobee

Orange
Osceola

Palm Beach
Polk

Putnam
Santa Rosa
Seminole
St. Lucie
Sumter
Volusia

$378,475 
$14,673,648 
$14,339,973 

$8,147,644 
$451,839 

$17,862,236 
$382,944 

$5,924,895 
$487,199 

$2,326,849 
$10,922,421 

$773,192 
$2,502,896 

$383,163 
$1,045,924 
$6,605,068 
$1,004,135 
$5,380,098 
$4,393,483 
$3,986,312 
$6,401,838 

$13,284,043 
$789,079 

$10,930,493 
$1,649,821 

$16,417,481 
$434,729 

$3,730,122 

$75,695 
$2,934,728 
$2,867,995 
$1,629,529 

$90,368 
$3,572,447 

$76,589 
$1,184,979 

$97,440 
$465,370 

$2,184,484 
$154,638 
$500,579 

$76,632 
$209,185 

$1,321,014 
$200,827 

$1,076,020 
$878,697 
$797,262 

$1,280,368 
$2,656,809 

$157,816 
$2,186,099 

$329,964 
$3,283,496 

$86,946 
$746,024 

$50,463 
$1,956,486 
$1,911,996 
$1,086,353 

$60,245 
$2,381,632 

$51,059 
$789,986 

$64,960 
$310,247 

$1,456,323 
$103,092 
$333,719 

$51,088 
$139,457 
$880,676 
$133,885 
$717,346 
$585,798 
$531,508 
$853,578 

$1,771,206 
$105,211 

$1,457,399 
$219,976 

$2,188,997 
$57,964 

$497,350 

Florida 
Counties 

Eligible for
Hurricane
Funding
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he Coalition completed surveys with local government affordable housing administrators across
the State, as part of its efforts to assemble information about housing resources.  The information

from these surveys contributes to a comprehensive picture of the current state of affordable housing
in Florida and the assistance provided to people with developmental disabilities.  It provides data

about the significant amount of affordable housing funding controlled and implemented by local governments.  

The Coalition achieved an 88 percent response rate on its survey of the 42 communities that received
Hurricane Housing Recovery Program (HHRP) funding due to damage caused by recent hurricanes.  The
Coalition also surveyed the local government housing offices in Florida’s 67 counties and 49 Community
Development Block Grant entitlement cities.  These housing offices receive annual funding from the State
Housing Initiatives Partnership (SHIP) program, Florida’s flagship state-funded affordable housing program.
In all, the Coalition received detailed responses with information about 83 local housing programs in 59 of
Florida’s communities.

The surveys identify communities that have not yet significantly expended or committed the funds received in
the past two years.  Regularly tracking the encumbrance of local government housing funds is an important
advocacy task.  It is important to note that a majority of HHRP and SHIP programs still have funds
uncommitted to specific households or projects.  This is of interest to any who is interested in advocating for
the remaining funds to be invested on a particular constituency of eligible households.  The survey reveals that
seven SHIP jurisdictions currently have over $1 million each in uncommitted money, while another six
jurisdictions have over $500,000 uncommitted.  

The survey also illustrates that it is common for local HHRP and SHIP programs to provide priority assistance
to a specific constituency.  Almost fifty percent of respondents indicated that one or more of their strategies
offers priority attention to a special needs group, including elderly households, farm workers, teachers and
residents in target neighborhoods.  However, only a minority of housing programs—18 percent of HHRP
programs and 23 percent of SHIP programs—offers prioritized assistance specifically to households with
members with developmental disabilities.  

It is important to remember that a prioritized strategy is not essential in order to provide assistance to this
constituency.  Several communities without any preferences reported that they have assisted such households.
Survey respondents identified the number of people with developmental disabilities who have received
housing assistance from each program.  Of the 4272 total number of
households assisted by responding HHRP jurisdictions, assistance
was provided to 150 households with one or more members with a
developmental disability, a number representing 3.5 percent of the
total population assisted with HHRP funds.  SHIP program respon-
dents assisted over 300 individuals with DD, a number representing
6.4 percent of the total population assisted with SHIP funds. 

SURVEY RESULTS

gg
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FINANCIAL RESOURCES FOR AFFORDABLE HOUSING
C O N T E N T S

• THE COMMUNITY CONTRIBUTION TAX CREDIT PROGRAM (CCTCP) 

• COMMUNITY DEVELOPMENT BLOCK GRANT (CDBG) 
• SMALL CITIES AND RURAL AREAS 

• COMMUNITY INVESTMENT PROGRAM (CIP) 

• COMMUNITY WORKFORCE HOUSING INNOVATION PILOT Program (CWHIP)

• FLORIDA COMMUNITY LOAN FUND 

• FLORIDA AFFORDABLE HOUSING GUARANTEE PROGRAM 

• HOME INVESTMENT PARTNERSHIPS PROGRAM – HOME 
• HOME OWNERSHIP FOR STATE AND NON-PARTICIPATING JURISDICTIONS 

• HOME INVESTMENT PARTNERSHIPS PROGRAM – HOME 
• RENTAL FOR STATE AND NON-PARTICIPATING JURISDICTIONS

• HOME-OWNERSHIP ASSISTANCE PROGRAM – HAP 

• HOME-OWNERSHIP ASSISTANCE PROGRAM – HAP 
• DOWN PAYMENT ASSISTANCE/PERMANENT LOAN 

• HOME-OWNERSHIP POOL (HOP)

• HOMELESS HOUSING ASSISTANCE GRANT – HHAG 

• HOMELESS HOUSING ASSISTANCE GRANT – HHAG 

• HOUSING OPPORTUNITIES FOR PEOPLE WITH AIDS – HOPWA 

• LOW-INCOME EMERGENCY HOME REPAIR PROGRAM –LEHRP 

• LOW-INCOME HOME ENERGY ASSISTANCE PROGRAM – LHEAP 

• PRE-DEVELOPMENT LOAN PROGRAM – PLP 

• MORTGAGE REVENUE BONDS FOR RENTAL HOUSING MRB 

• SECTION 8 SINGLE ROOM OCCUPANCY MODERATE REHABILITATION – SRO 

• SECTION 202 SUPPORTIVE HOUSING FOR THE ELDERLY 

• SECTION 811 SUPPORTIVE HOUSING FOR PERSONS WITH DISABILITIES  

• STATE APARTMENT INCENTIVE LOAN PROGRAM – SAIL 

• STATE HOUSING INITIATIVES PARTNERSHIP–SHIP PROGRAM 

• SUPPORTIVE HOUSING – SHP 

• U.S. DEPT. OF AGRICULTURE, RURAL HOUSING 

• WEATHERIZATION ASSISTANCE PROGRAM 
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THE COMMUNITY CONTRIBUTION TAX CREDIT
PROGRAM (CCTCP)

The Community Contribution Tax Credit Program (CCTCP) provides $10 million each year as an incentive
(50% tax credit) to encourage Florida corporations to make donations toward community development and
low income housing projects. The tax credit is easy for a business to receive. Corporations doing business
anywhere in Florida that make donations to approved community development projects may receive a tax
credit equal to 50 percent of the value of the donation. Businesses may take the credit on Florida corporate
income tax, franchise tax, or insurance premium tax.  Businesses may donate up to $400,000 per year and
take up to $200,000 in tax credit per year. Unused credits may be carried over for up to 5 years. Donations
may be made in the form of cash, real estate, and equipment and/or supplies.

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

State of Florida Annual Appropriation Nonprofits And Other Community Entities State Tax Credits Exchanged For
Gift/Donation

1995 Open-Non-Competitive Rental, Home Ownership

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
Section 220.183, Florida Statutes FL Office of Tourism, Trade and

Economic Development
Acquisition, Construction, Rehabilitation,

Community Contribution Tax Credit -
CCTC

Eligible Activities/Beneficiaries:
Approved sponsors of a project may construct, improve,
or substantially rehabilitate housing, commercial,
industrial, or public facilities, or promote entrepreneurial
or job development opportunities for low income (80% or
less of area median income) persons. 

Eligible Applicants/Application Process:  
The project must be undertaken by an eligible sponsor
which may be: A community action program, community
development corporation, neighborhood housing services
corporation, local housing authority, community redevel-
opment agency, historic preservation district agency or
organization, private industry council, direct-support
organization, enterprise zone development agency, or

such other agency as the Office of Tourism, Trade, and
Economic Development (OTTED) may, from time to time,
designate by rule. Eligible sponsors may submit an
application at any time by contacting the OTTED.

Program Contact: 
Burt Von Hoff, Executive Office of the Governor, 
Office of Tourism, Trade, and Economic Development,
The Capitol, Suite 2001, Tallahassee, FL  32399-0001
Phone: 850-487-2568 Fax: 850-487-3014
Email:  vonhoffb@eog.state.fl.us

Website: 
www.myflorida.com/myflorida/government/learrn/otted/pdfs/
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COMMUNITY DEVELOPMENT BLOCK GRANT (CDBG)
S M A L L C I T I E S A N D R U R A L A R E A S

The Florida Small Cities Community Development Block Grant (CDBG) Program provides grants to non-entitlement cities
with populations less than 50,000 persons and counties with populations less than 200,000 persons to improve local
housing, streets, utilities, and public facilities.  The program also supports downtown redevelopment and creates jobs
for low and moderate income Floridians. The program is administered under four grant categories:  (1) housing; (2)
neighborhood revitalization; (3) commercial revitalization; and, (4) economic development. Twenty (20) percent of CDBG
funds will go toward housing activities. The Department also administers the Small Cities 108 Loan Guarantee Program,
which can be used for a wide range of CDBG eligible purposes.

Eligible Activities/Beneficiaries:
Small Cities CDBG housing funds must be used to
rehabilitate or reconstruct (demolish and replace)
substandard housing for very low-income (50 percent or
less of the area median income) or low-income (50.01 to
80 percent of the area median income) persons or
households. Activities may include,
(a) the rehabilitation of houses or publicly owned or

acquired properties;
(b) Demolition of dilapidated housing and relocation of

residents;
(c) Weatherization and energy-efficiency improvements;
(d) Code enforcement;
(e) Installation of wells or septic tanks where water or

sewer service is unavailable.
(f) Mitigation of future natural disaster hazards

To qualify under the Low-Moderate National Objective,
at least 51% of the beneficiaries must be low and
moderate-income persons. The U. S. Department of
Housing and Urban Development has defined a low and
moderate-income person as one whose total family
income is at or below 80 percent of the area's median
income.  Under the Slum and Blight National Objective,
the area must be a slum or blighted area as defined by
state or local law.  Activities funded under the Urgent

Needs National Objective must alleviate existing
conditions, which pose a serious and immediate threat
to those living in the area and are 18 months or less
in origin. Additionally, the local government must
demonstrate that it is unable to finance the activity on its
own and that other funding is not available.

Eligible Applicants/Application Process: 267 local
governments are eligible to apply as long as they have
closed out previous developments under housing,
neighborhood and commercial revitalization.
Application cycles are held annually and are competitive.
Scoring is based on such factors as: average cost of
CDBG funds requested per unit; percentage of very-
low income persons to be served; leveraging of funds;
maintaining a Fair Housing Ordinance; establishing
fair housing training programs for the general public
and local professionals; and, performance on equal
opportunity employment practices.  

Program Contact: Small Cities CDBG, Florida
Department of Community Affairs, 2555 Shumard Oak
Blvd., Tallahassee, FL 32399-2100; (850) 922-1880

Website:
www.dca.state.fl.us/fhcd/programs/cdbgp/index.htm

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

Title 1 of the Housing and Community
Development Act of 1974

Cities and Counties not in CDBG
Entitlement Program

Loans and Grants

1981 Annual Competitive Rental, Home Ownership

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
Section 220, FS Rule Chapters 9B-43,

FAC and Federal Rule 24 CFR Part 570
Department of Community Affairs Rehabilitation, Infrastructure
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COMMUNITY INVESTMENT PROGRAM (CIP)

The Community Investment Program (CIP) is a targeted housing and economic development loan program
which provides funds for community-oriented mortgage lending. CIP funds are available as advances, or loans,
to FHLB members (financial institutions).  Generally, a nonprofit, for-profit or local government will approach
a FHLB member to make application on their behalf.  Pre-development grants also are available for up to
$100,000 and are recoverable when development achieves permanent financing. 

Eligible Activities/Beneficiaries:
Mortgage loans are available for the acquisition,
construction, or rehabilitation of the following:
(1) single-family, owner-occupied housing for borrowers

with incomes that do not exceed 115 percent of the
area median income; 

(2) rental housing where the rents charged will be
affordable to households with incomes under 115
percent of the area median income. Also, commercial,
economic development, and business loans are
available for activities that either: (1) are located in a
low-income neighborhood; (2) will create jobs for low
income individuals; or, (3) will provide services for
low-income families.

Loan Terms: Advances are available with fixed or
adjustable rates, terms of one month to 20 years and with
interest-only or amortizing payments

Eligible Applicants/Application Process: Member
lending institution applies for CIP authorization by

mailing or faxing a CIP Authorization request for to the
Community Investment Services (CIS) department.
Requests are considered on a first-come, first-served
basis. The CIS department reviews the request and will
notify the member lender if the request is approved
(along with CIP authorization number if approved).
Lastly, the member faxes an Advance Application to
Funding Desk and provides authorization number. 

Program Contact: Louis Freeman, Community
Investment Services, Federal Home Loan Bank of
Atlanta, Post Office Box 105565, Atlanta, GA 30348; 
(404) 888-8451; fax: (404) 888-5560. 

For additional information regarding the submission
and/or preparation of CIP applications, contact the
Bank’s Community Investment Services Department.
Telephone 800-536-9650, extension 8385.

Website: www..fhlbatl.com

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

Sale of Consolidated Obligations NonProfit Sponsors Through FHLB
Member Banks

Below Market Loans and Grants

1989 Semi-Annual, Competitive Rental, Home Ownership

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
The Financial Institutions Reform,

Recovery, and Enforcement Act of 1989
(FIRREA)

Federal Home Loan Bank of Atlanta New Construction, Rehabilitation,
Acquistion
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COMMUNITY WORKFORCE HOUSING INNOVATION
PILOT PROGRAM (CWHIP)

The Community Workforce Housing Innovation Pilot (CWHIP) Program is a newer program funded and administered by
the Florida Housing Finance Corporation.  CWHIP promotes the creation of public-private partnerships to finance, build
and manage workforce housing and requires the coordinated efforts of all levels of government as well as private sector
developers, financiers, business interests and service providers.  It provides financing to develop homeownership or rental
housing by encouraging the pooling of local resources, local regulatory incentives, including land use strategies and non-tra-
ditional sources of local funding.  CWHIP applicants must form partnerships to involve at least one public sector entity and
one private sector for-profit or nonprofit entity.

Eligible Activities/Beneficiaries:  CWHIP provides
flexible funding for the construction or rehabilitation of
homeownership or rental housing in the form of loans
with interest rates of one percent to three percent, which
may be forgivable if the housing meets long term afford-
ability requirements.  CWHIP provides that any plan
amendments certified by the local government as
CWHIP amendments will receive 30-day expedited
review by the Florida Department of Community Affairs
(DCA), and may proceed straight to adoption rather than
through the multi-step process now required by DCA.

At least 50 percent of the affordable housing units built
using CWHIP funds should be set aside for “Essential
services personnel”, a workforce group to be defined by
local governments in their State Housing Initiatives
Partnership (SHIP) program plans.  This workforce group
could include teachers, educators, police and fire
personnel, health care workers, skilled building trades
personnel, and others.  80 percent of the units built using
CWHIP funds should be available to households earning
incomes up to 140 percent of area median income (AMI).
This program may serve a broad range of incomes up to
140 percent of AMI.

Eligible Applicants/Application Process: Florida
Housing administers CWHIP, and these funds are
awarded on a competitive basis through an application

process to public-private entities seeking to build
affordable housing for Florida’s workforce.  The 2007
application cycle offers over $62 million of funding.  The
application process is open for 30 days, applications are
scored and then applicants have the opportunity to
improve on any errors or limitations of their applications
during a ‘cure period’ before Florida Housing completes
the final ranking of applications.

CWHIP funding is available for projects in high cost
counties, high growth counties, and counties willing to
make regulatory changes and financial investments in
affordable housing.  Eligible developments may offer
homeownership and/or rental housing, which may be in a
mixed use and/or scattered site setting.

Developments must have at least 10 percent of the total
development costs granted or donated or $2 million,
whichever is less.  Developments must be located in neigh-
borhoods close to employers, services, transportation.

Program Contact: Bridget Warring, Florida Housing
Finance Corporation, 227 North Bronough Street, Suite
5000, Tallahassee, FL 32301-1329, (850) 488-4197.

Website:
www.floridahousing.org/Home/Developers/Workfo
rceHousing

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

Created by Florida Legislature Cities, Counties and partners in High
Cost, High Growth areas 

Loans with interest rates of 1-3%, which
may be forgivable if the housing meets
long term affordability requirements.

2006 Annual Competitive Rental, Home Ownership

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
Section 420.5095, FL Statutes, Rule

Chapter 67-58, FAC
Florida Housing Finance Corporation Rehabilitation, Construction
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FLORIDA COMMUNITY LOAN FUND

The Florida Community Loan Fund (Loan Fund), an independent, privately supported financial intermediary,
provides capital and technical assistance to qualifying organizations with insufficient access to capital from
conventional lending sources throughout the state of Florida. The Loan Fund seeks low-interest loans and
equity capital contributions from socially concerned institutions and individuals. Contributions are then used
to make below market interest rate loans to eligible nonprofits to support economic development, affordable
housing and social services in urban and rural, low-income communities.

Eligible Activities/Beneficiaries:
Loans from $20,000 to $400,000, with variable terms and
interest rates are made for the following: (1) low-income
(persons at 80 percent or less of the area median income)
housing development or improvement; (2) job creation
(one job created or retained per $10,000 borrowed) for
low-income individuals; and, (3) social service loans, as
long as the loan will positively impact the economic
stability of a community.

Eligible Applicants/Application Process:
Nonprofit, 501(c)(3) organizations, that have a strong
community base and serve low income communities
within the state of Florida may either complete a
pre-application by mail or provide the required
information over the phone.  If determined to be

qualified, a formal loan application will be sent for
completion.  If all criteria are met (management capacity,
financial capacity and development impact, support and
feasibility) and the Board of Directors for the Loan Fund
approves the request, a loan agreement is executed
between the borrower and the Loan Fund.  The Loan
Fund provides flexibility in its loan products in an effort
to meet borrower needs.

Contact: Ignacio Esteban, Executive Director, Florida
Community Loan Fund, 3107 Edgewater Drive, Suite 2,
Orlando FL 32804;  407-246-0846; fax: 407-246-0856;
E-mail: Ignacio@fclf.org

Website: www.fclf.org

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

Private Funding NonProfit Sponsors Below Market Loans 

1994 Open Cycle Rental, Home Ownership

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
None Florida Community Loan Fund New Construction, Rehabilitation,

Acquistion
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FLORIDA AFFORDABLE HOUSING GUARANTEE PROGRAM

The Florida Affordable Housing Guarantee Program ("Guarantee Program") was created by the Florida
Legislature as part of the William E. Sadowski Affordable Housing Act of 1992 for the purposes of: 

• Stimulating creative private sector lending activities to increase the supply and lower the cost of
financing or refinancing eligible housing;

• Creating security mechanisms to allow lenders to sell affordable housing loans in the secondary
market; and

• Encouraging affordable housing lending activities that would not have taken place or that serve
persons who would not have been served but for the creation of this program.

The Guarantee Program encourages affordable housing lending activities through the issuance of guarantees
on the obligations incurred in obtaining financing for affordable housing. The Guarantee Program does not
provide direct funding of developments; it facilitates direct funding by reducing the lender's risk through the
issuance of a guarantee. 

Eligible Activities/Beneficiaries:
Eligible obligations for guarantees include those made to
finance the construction, rehabilitation, acquisition or
refinancing of single and multifamily developments.

Set-Aside Requirements:
Each development must set-aside a minimum of 20
percent of its units for moderate income (120% or less of
area median) households unless subject to more stringent
restrictions.

Eligible Applicants/Application Process:
Developers (non and for-profits), renters and home
owners can access the Guarantee Program through a
Qualified Lending Institution (QLI) that meets certain
criteria established in Rule Chapter 67- 39, F.A.C. and is
approved by the Guarantee Program Committee.
Applications are accepted year round and commitments
are issued on a non-competitive, first-come, first-served

basis. To apply, all subsidies must be firmly committed to
a single or multifamily development and a Program
Pre-Application Summary must be completed and signed
by a QLI. Upon approval of the Pre-application Summary,
a Formal Application is requested from the QLI along
with an application fee of 10 basis points (.1%) of
the total mortgage amount.  Premiums, which vary with
each loan type, coverage and coverage period, must be
calculated from an independent feasibility study that is
designed to foster the financial soundness of the
Program. The Program has the flexibility to charge an
annual premium or a one time premium.

Program Contact: Florida Affordable Housing
Guarantee Program, Florida Housing Finance
Corporation, 227 North Bronough Street, Suite 5000,
Tallahassee, FL 32301-1329; (850) 488-4197.

Website: www.floridahousing.org

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

Sadowski Act Funds Bond Issue “A” Rated Loan and Bond Guarantees

1992 Year Round Rental, Home Ownership

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
Section 420.5092, FS, Rule Chapter 

67-39, FAC
Florida Housing Finance Corporation,
Through Qualified Lending Institutions

Rehabilitation, Financing and
Refinancing
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HOME INVESTMENT PARTNERSHIPS PROGRAM – HOME
H O M E  O W N E R S H I P  F O R S T A T E  A N D  N O N - PA R T I C I PA T I N G  J U R I S D I C T I O N S

The federally governed and funded HOME Investment Partnerships (HOME) Program was enacted in 1990 as
part of the Cranston-Gonzalez National Affordable Housing Act. The HOME Program provides Participating
Jurisdictions (PJ), such as the State of Florida and some eligible cities within Florida, with the opportunity to
administer and distribute federal funds to expand the supplies of decent, safe and affordable housing in
accordance with their goals and strategies outlined in their Consolidated Plans.  The Florida Housing Finance
Corporation (FHFC) administers the State's annual allocation of HOME funds as two separate programs: 

(1) a multi-family rental development loan program; and, 
(2) a second mortgage loan program for (a) single-family developments and (b) for first-time home

buyers in conjunction with the FHFC's Single Family Mortgage Revenue Bond (SFMRB) Program.

Eligible Activities/Beneficiaries: HOME Home
ownership: Acquisition (in conjunction with new
construction or rehabilitation), new construction, recon-
struction, and moderate or substantial rehabilitation
of non-luxury housing with suitable amenities.  HOME
provides construction loans that are secured by second
mortgages on the property.  HOME funds must be used to
assist low income (80% or less of area median) persons
or households.  State and participating jurisdictions’
eligible activities may vary and are not required to allow
all eligible activities as provided by HUD.

Set aside Requirements: All HOME assisted units
must be occupied by families with incomes of 80% or
less of median area income adjusted for family size.

Loan Terms: Construction loans have a term of five
years. The loans are non-amortized and have a simple
interest rate of 0% for nonprofit and 3% for for-profit
Applicants with interest payments due annually.
Permanent Loans to eligible home buyers have a non-
amortizing, 0% interest rate with principal deferment

until maturity.  Maximum loan amount is the lesser of
25% of the purchase price or the amount necessary to
enable an eligible buyer to purchase a home based on
monthly mortgage payment.  Maximum purchase price
cannot exceed 95% of area median purchase price.

Eligible Applicants/Application Process:
For the State HOME program, nonprofit and for-profit
corporations, Community Housing Development
Organizations (CHDOs), local governments, Regional
Planning Councils, and, in some instances, Public
Housing Authorities are eligible to apply.  Upon receipt,
FHFC staff review, score and rank applications according
to items such as funding, ability to proceed, leveraging
and experience of development team. 

Program Contact: Florida Housing Finance
Corporation, 227 North Bronough Street, Suite 5000,
Tallahassee, FL 32301-1329, (850) 488-4197.

Website: www.floridahousing.org

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

National Affordable Housing Act – U.S
HUD

Public Entities , Non-Profit (Including
CHDOs) For Profit, Public Agencies

Below Market Construction Loans, Non-
Amortizing Down-Payment Assistance

Loan

1990 Annual Competitive Home Ownership

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
Section 420.5089, FS, Rule Chapter

67-47, FAC HOME Final Rule 24 CFR
Part 92

Florida Housing Finance Corporation
Acquisition, New Construction, 

Rehabilitation, Down-Payment Assistance
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HOME INVESTMENT PARTNERSHIPS PROGRAM – HOME
R E N T A L  F O R S T A T E  A N D  N O N - P A R T I C I P A T I N G  J U R I S D I C T I O N S

The federally governed and funded HOME Investment Partnerships (HOME) Program was enacted in 1990 as
part of the Cranston-Gonzalez National Affordable Housing Act. The HOME Program provides Participating
Jurisdictions (PJ), such as the State of  Florida and some eligible cities within Florida, with the opportunity
to administer and distribute federal funds to expand the supplies of decent, safe and affordable housing in
accordance with their goals and strategies outlined in their Consolidated Plans. The Florida Housing Finance
Corporation (FHFC) administers the State's annual allocation of HOME funds as two separate programs: 

(1) a multi-family rental development loan program; and, 
(2) a second mortgage loan program for (a) single-family developments and (b) for first-time home

buyers in conjunction with the FHFC's Single Family Mortgage Revenue Bond (SFMRB) Program.

Eligible Activities/Beneficiaries: HOME Rental:
Acquisition (in conjunction with new construction or
rehabilitation), new construction, reconstruction, and
moderate or substantial rehabilitation of non-luxury
rental housing with suitable amenities.  HOME provides
first or second position mortgage loans for rental develop-
ments.  Affordability periods for rehabilitated properties
is 15 years - 20 years for newly constructed properties.
State and participating jurisdictions’ eligible activities
may vary and are not required to allow all eligible
activities as provided by HUD.  HOME funds for multi-
family development must be used to assist persons or
households at 60% or less of area median.  Set aside
Requirements:80% of the HOME-Assisted Units must
be occupied by families at 60% or less of the median
family income for the area, as determined by HUD, with
adjustments for family size, and 20% of the HOME-
Assisted Units must be occupied by families at 50% or
less of the median family income for the area, as deter-
mined by HUD, with adjustments of family size.  

Loan Terms: Construction loans have a term of 15 years
for rehab and 20 years for new construction.  The loans
are non-amortized and have a simple interest rate of 0%
for nonprofit and 3% for for-profit applicants with
interest payments due annually.

Eligible Applicants/Application Process: For the
State HOME program, nonprofit and for-profit corpo-
rations, Community Housing Development Organizations
(CHDOs), local governments, Regional Planning
Councils, and, in some instances, Public Housing
Authorities are eligible to apply.  Upon receipt, FHFC
staff review, score and rank applications according to
items such as funding, ability to proceed, leveraging
and experience of development team.  

Program Contact: Florida Housing Finance
Corporation, 227 North Bronough Street, Suite 5000,
Tallahassee, FL 32301-1329, (850) 488-4197.

Website: www.floridahousing.org

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

National Affordable Housing Act – 
U.S HUD

Public Entities , Non-Profit (Including
CHDOs) For Profit, Public Agencies

Below Market Mortgage Loans

1990 Annual Competitive Rental

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
Section 420.5089, FS, Rule Chapter

67-47, FAC HOME Final Rule 24 CFR
Part 92

Florida Housing Finance Corporation New Construction, Rehabilitation
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HOME-OWNERSHIP ASSISTANCE PROGRAM – HAP
The Home ownership Assistance Program - Construction is one of three sub-programs that make up HAP.
Down Payment Assistance and Permanent Loan are discussed in HAP Downpayment/ Permanent.  The HAP
Construction Loan Program provides below market interest rate loans to non-profit developers and sponsors
for the construction or substantial rehabilitation of single family residences. During the first nine months of
each fiscal year 20% of HAP funds are made available for Construction Loans.

Eligible Activities/Beneficiaries: Construction,
rehabilitation, land acquisition, pre-development and
infrastructure in the development of single family
residences for very low (50% or less of area median), low
(80% or less of area median), and moderate (120% or
less of area median) income families. For very low-
income home buyers, a portion of the Construction Loan
may be converted into a Permanent Loan to be used as
down payment or closing cost assistance or as a zero
interest, deep subsidy, second mortgage loan to reduce
the principal amount of the first mortgage (See HAP-
Down Payment / Permanent). A minimum of four housing
units constitutes an eligible development for HAP
Construction loans.  Set aside Requirements: 30 percent
of the units must be sold to persons or families who have
incomes that do not exceed 50 percent of the State or
local median income, whichever is greater, adjusted for
family size; and a minimum additional 30 percent of the
units must be sold to persons or families who have
incomes that do not exceed 80 percent of the State or
local median income, whichever is greater, adjusted for
family size. Any remaining units in the Development
must be sold to persons or families who have incomes
that do not exceed 120 percent of the State or local
median income, whichever is greater.

Loan Terms: The Construction Loan has a three
percent (3%) annual interest rate for a maximum three
year term. Construction Loans are due and payable on a
pro rata basis Upon the sale, transfer, refinancing or
rental of the home prior to the due date of the HAP
Construction Loan.

Eligible Applicants/Application Process:  The
annual competitive application cycle is open to non-
profit developers and sponsors with preference given to
Community Development Corporations (CDCs) or
Community Based Organizations (CBOs) that meet
threshold score requirements, followed by developments
that have received financing through the Pre-develop-
ment Loan Program (PLP). The maximum HAP loan
request is the lesser of 33 percent of the total cost of the
development or the annual legislative appropriation.
Contact the program administrator to place your name on
the mailing list to remain informed of upcoming cycles.

Program Contact: Florida Housing Finance
Corporation, 227 North Bronough Street, Suite 5000,
Tallahassee, FL 32301-1329, (850) 488-4197.

Website: www.floridahousing.org

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

Sadowski Act Funds NonProfit Developers and Sponsors Below Market Rate Loans

1992 Annual Competitive Cycle Home Ownership

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
Section 420.508, FS, Rule Chapter 

67-44, FAC 
Florida Housing Finance Corporation Construction, Rehab Loans
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HOME-OWNERSHIP ASSISTANCE PROGRAM - HAP
D O W N  P A Y M E N T  A S S I S T A N C E / P E R M A N E N T  L O A N

The Home ownership Assistance Program (HAP)/Down Payment Assistance and Permanent Loan Programs
work in conjunction with the Single Family Mortgage Revenue Bond (SFMRB) Program.

Eligible Activities/Beneficiaries: 
HAP Down Payment Assistance provides a $2,500
zero-interest, second mortgage loan to first-time, low-
income home buyers. HAP Permanent Loan provides a
zero-interest, second mortgage loan of the lower of: (1)
ten percent (10%) of the home purchase price, $10,000,
or the amount needed to complete the transaction for
persons with incomes between 65.01 to 80 percent of the
area median; and, (2) twenty five percent (25%) of the
home purchase price, $15,000, or the amount needed to
close the transaction for persons with incomes up to 65
percent of the area median income. In all instances,
the combined loan-to-value ratio cannot exceed 103% of
the lesser of the purchase price or the appraised value
of the house being purchased.

Loan Terms:
Loans are structured as second mortgages with zero
percent interest and must be repaid if the buyer sells the
home, transfers ownership, refinances or pays off the
original mortgage or rents the home.

Eligible Applicants/Application Process:
Eligible home buyers with low (80% or less of area
median) or very low (50% or less of area median)
incomes apply to lenders originating SFMRB funds
(see SFMRB Program). HAP Down Payment Assistance
and Permanent Loans are available on a first-come,
first-served basis until funds are exhausted. 

Program Contact: Florida Housing Finance
Corporation, 227 North Bronough Street, Suite 5000,
Tallahassee, FL 32301-1329, (850) 488-4197.

Website: www.floridahousing.org

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

Sadowski Act Funds Homebuyers Through Lenders Below Market Rate Loans

1992 Open Home Ownership

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
Section 420.508, FS, Rule Chapters 

67-29,  67-45, and 67-46, FAC 
Florida Housing Finance Corporation

Through Approved Lenders
Downpayment, Closing Cost Assistance,

and First Mortgage Reduction
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HOME-OWNERSHIP POOL (HOP)
The Home Ownership Pool (HOP) program is designed to be a noncompetitive and on-going program, with
Developers reserving funds for eligible homebuyers to provide down payment assistance to homebuyers on a
first-come, first-served basis.  Buyers may receive HOP to purchase newly constructed homes or existing
homes receiving substantial rehabilitation.  The program requires purchased units to comply with property
standards that address, among other items, Energy Star appliances, wider 34” interior doors, accessible
design and outside lighting.

Eligible Activities/Beneficiaries:  HOP funds are
primarily available for the construction of new homes;
however, they may also be used for Substantial
Rehabilitation by eligible Members who are recipients of
SHIP funding.  Eligible homebuyers are those with
adjusted incomes that do not exceed 80% AMI.  They will
receive a 0% deferred second mortgage loan for the less-
er of 25% of the purchase price of the home or $70,000 or
the amount necessary to meet underwriting criteria.
Exceptions: buyers with disabilities and buyers at 50%
AMI or below, are limited to 35% of the purchase price or
$80,000.   HOP assistance must be secured with a lien on
the home in second position, unless local purchase
assistance is provided in an amount that exceeds HOP
assistance, in which case HOP will take third position.

Eligible Applicants/Application Process:  The HOP
Program will be made available to non-profit and for-
profit organizations, Community Housing Development
Organizations (CHDOs), counties and eligible munici-
palities that are recipients of SHIP funding and the
United States Department of Agriculture - Rural
Development (USDA-RD).  

An eligible organization becomes a “Member” of the
HOP Pool by completing a HOP Membership
Application.  Members can reserve financing for quali-

fied homebuyers, on a loan-by-loan basis, by submitting
a HOP Reservation and Environmental Checklist once
the home is under construction.  An online reservation
system is used to ensure a fair, first come first served list
of buyers.  As homes near completion, a borrower analy-
sis package for each contracted Eligible Homebuyer is
required.  Florida Housing will provide funds in the
amount necessary to reduce the purchase price to an
affordable amount and closing costs assistance at home-
buyer closing, and the applicant is charged a loan serv-
icing fee.

Funds may be reserved for a maximum of 180 days with
no more than 10 homebuyer reservations in the system at
one time.  Developers shall be limited to 60 units per
year.  HOP sets aside 15% of its funding for CHDOs,
10% for Self-Help Housing, 20% for Participating
Jurisdictions (PJs) that directly receive federal housing
funding and 50% Non-Participating Jurisdictions.

Program Contact: Florida Housing Finance
Corporation, 227 North Bronough Street, Suite 5000,
Tallahassee, FL 32301-1329, (850) 488-4197.

Website:
www.floridahousing.org/Home/Developers/Homeo
wnershipPrograms/HOP

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

Funded with State HOME homeowner-
ship funds

Nonprofit and For Profit Developers,
CHDOs, Cities and Counties

Deferred Payment Loans

2006 Annual or Semi-Annual Application Home Ownership

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
Section 420.5088, FL Statutes, Rule

Chapter 67-57, FAC
Florida Housing Finance Corporation Down Payment and Closing Cost

Assistance
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HOMELESS HOUSING ASSISTANCE GRANT - HHAG

The Homeless Housing Assistance Grant is the State's homeless prevention program designed to supply
Continuum of Care catchment areas with funds to construct or rehabilitate housing units to be used as either
transitional or permanent housing for homeless persons. In 2002, $5 million in funding was available and
grants could not exceed $750,000 per project.

Eligible Activities/Beneficiaries: 
A project to be assisted must serve homeless persons or
families in either transitional or permanent housing.
The grant is available for either new construction of
housing units, or for the rehabilitation of existing
buildings for housing units.  Eligible costs for new
construction and rehabilitation may include costs of
permits and fees for the building process, on-site
improvements to the property or utility service directly
related to the building activity. Ineligible expenses
include acquisition, development soft costs and impact
fees.  Manufactured housing units are eligible for
assistance. All units assisted must be reserved for use
by homeless persons. Assisted units may be part of a
larger development. All assisted units must remain in
reserve for homeless persons for a 10 year period.

Eligible Applicants/Application Process: Lead
Agencies of a recognized Continuum of Care catchment
area are eligible to apply for HHAG funds. Lead
Agencies may subcontract funds to housing development
projects identified in the Continuum of Care Plan.
Applications are ranked with preferences for leverage,
number of units, and catchment area need. Lead
Agencies may receive funding for up to two development
requests per catchment area.  Applications may be
obtained from the State's Office on Homelessness.

Contact Information: 
Tom Pierce, Executive Director, Office on Homelessness,
1317 Winewood Boulevard, Tallahassee, FL 32399-0700 
Phone: 850-922-4691 Fax: 850-487-1361 
E-mail: tom__pierce@dcff.state.fl.us

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

Sadowski Act Funds Continuum of Care Lead Agencies Grants

2001 Annual Competitive Cycle Transitional, Permanent Rental

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
Section 420.621-625, FS Florida Department of Children &

Families
New Construction, Rehabilitation
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HOUSING CREDITS - HC

The Housing Credit (HC) Program is governed by the U.S. Department of the Treasury and Florida’s
allocation is administered by the Florida Housing Finance Corporation. Under the HC Program, successful
applicants are provided with a dollar-for-dollar reduction in federal tax l iabil ity in exchange for the
development or rehabilitation of units to be occupied by very low- and low-income households.  Developers
who cannot use the tax reduction may sell credits in exchange for equity to the development.  On a project
basis, the amount of credits available is approximately equal to 9% of the cost of building each very
low-income unit, including a reasonable developer fee but excluding land cost.  For certain federally assisted
projects (Mortgage Revenue Bonds and Rural Housing) this translates into 4% of building costs. Syndication
of the credits to investors can raise equity to pay for 40% or more of a project's costs.

Eligible Activities/Beneficiaries: The HC
Program targets the new construction or acquisition
and substantial rehabilitation of housing for families at
or below 60% of area median income.  Rent, including
utilities, for all tax credit assisted-units may not
exceed 30 percent of the applicable income limitation
for the surrounding area.  Set aside Requirements:
20% of units available to persons earning 50% of area
median income OR 40% of units available to persons
earning 60% or less of area median income.  Set aside
units must remain affordable for a minimum period of
15 years; but in practice, all tax credit units are set
aside for 50 years to be competitive in scoring.

Eligible Applicants/Application Process: For-profit
and nonprofit organizations and public agencies may
apply for tax credits on a competitive basis through a
cycle that includes MRBs and SAIL.  Application cycles
are held annually and are reviewed, scored and ranked
according to such items as funding, ability to proceed,
leveraging and experience of development team.

Program Contact: Florida Housing Finance
Corporation, 227 North Bronough Street, Suite 5000,
Tallahassee, FL 32301-1329; (850) 488-4197.

Website: www.floridahousing.org

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

1986 Tax Reform Act – U.S. Dept. of the
Treasury

Non-Profit, For-Profit Federal Tax Credit - Equity

1986 Annual Competitive Cycle Rental

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
Section 420.5099, FS, Rule Chapter 

67-48, FAC Section 42 Internal 
Revenue Code

Florida Housing Finance Corporation New Construction, Rehabilitation
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HOUSING OPPORTUNITIES FOR PEOPLE WITH AIDS – HOPWA

The Housing Opportunities for Persons with AIDS (HOPWA) program provides housing assistance and
related supportive services for low-income persons with HIV/AIDS and their families.  The program seeks to
prevent homelessness by encouraging comprehensive strategies for meeting the holistic needs of AIDS
v ic t ims.  HUD provides formula al locations to states and qual i f ied metropol itan areas as wel l  as a
competitive cycle for innovative programs not sponsored on a state or local level. The Florida Department
of Health and Human Services administers state funds through ten regional groups.  Metropolitan areas
which receive formula allocations typically disperse funds through a regional planning process.

Eligible Activities/Beneficiaries: HOPWA funds
may be used for an array of housing, rental assistance,
supportive services, and program planning and develop-
ment costs. Activities include, but are not limited to: the
acquisition, rehabilitation or new construction of commu-
nity residences and SRO units; costs for the operation
and maintenance of facilities and community reisdences;
rental assistance; and short-term payments to prevent
homelessness. State and local formula dollars are used in
compliance with planning efforts that may not include all
eligible activities. Beneficiaries are persons stricken with
HIV/AIDs and related diseases and their families with
low (80% or less of area median) incomes.

Eligible Applicants/Application Process: States and
qualified metropolitan areas may receive formula grants
while sponsors of individual projects may be eligible for
competitive grants. Formula grants are awarded to states
and metorpolitan areas with either a high incidence of
AIDS infection or an above average relative incidence
per population.  Eligible recipients are notified of their
formula allocation amounts and must submit an applica-
tion detailing how those funds will be used. Competitive

grants are awarded for special projects of national signif-
icance and other projects in areas not receiving formula
grants. These funds are announced through the NOFA
process.

Contact Information: For more information on the
HOPWA program, contact: Office of Community
Planning and Development, U.S. Department of Housing
and Urban Development,451 Seventh St., SW, Room
7212 Washington, DC 20410-7000 Phone: (202) 708-
1934  FAX: (202) 708-9313 1-800-877-8339 TTY.

Web-site:
www..hud..gov/offices/cpd/aidshousing/index.cfm

For a list of Florida regional HOPWA providers, contact:
Department of Health and Human Services,4052 Bald
Cypress Way, Bin#A00, Tallahassee, Florida 32399-
1701 Phone (850) 245-4321.

Website:
www9.myflorida.com/disease_ctrl/aids/care/hopwa
.html.

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

AIDS Housing Opportunity Act – Federal
Appropriation

Non-Profits & Public Entities Grants

1992 Formula  Allocation & Annual Cycle Rental

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
24 CFR Part 574 & Part 91 HUD – Community Development –

Florida Department of Health and
Human Services – Local Govt.

Financial Support Services, Transitional
Housing, New Construction, Leasing,

Rehabilitation, Acquisition
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LOW-INCOME EMERGENCY HOME REPAIR PROGRAM
–LEHRP

The Low-Income Emergency Home Repair Program (LEHRP) provides grants to local agencies administering
Weatherization Assistance Programs (WAPs) to assist low-income persons, especially senior citizens and
persons with disabilities, with emergency home repairs.

Eligible Activities/Beneficiaries:
A wide range of structural, health and safety repair
assistance is available for persons with incomes at 125
percent or less of the poverty level (including TANF and
SSI recipients) and includes the following: structural
repair, ceiling repair, electrical repairs, adding handrails,
wheelchair ramps or other accessibility items, plumbing,
septic, termite treatments, etc.  Preference is given to
persons 60 years of age or older and persons who are
physically disabled.  The average level of assistance is
approximately $2,000 per unit.

Eligible Applicants/Application Process:
Noncompetitive, formula grants are allocated to WAPs.
Persons with incomes at 125 percent or less of the

poverty level (including AFDC and SSI recipients) apply
directly to the local WAP for assistance. WAPs maintain
a waiting list for assistance and priority is given to senior
citizens, persons with isabilities, and families with
children under the age of twelve (12).

Program Contact: Norm Gempel, Planning Manager,
eatherization Programs, Bureau of Community
Assistance, Florida Department of Community Affairs,
2555 Shumard Oak Blvd., Tallahassee, FL 32399-2100;
(850) 488-7541.
E-mail:  norm.gempel@dca.state.fl.us 

Website:
www..dca.state.fl.us/fhcd/progras/liehp/index.htm

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

Community Services Block Grant Weatherization Assistance Program Grants

1981 Formula Grants to Weatherization
Assistance Programs

Home Ownership

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
Section 420.36, FS, Rule Chapter 

9B-57, FAC 
Bureau of Community Assistance – Dept

of Community Affairs (DCA)
Emergency Home Repairs
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LOW-INCOME HOME ENERGY ASSISTANCE PROGRAM –
LHEAP

The Low Income Home Energy Assistance Program (LIHEAP) provides grants to over 33 local governments
and nonprofit organizations (serving all of Florida's 67 counties) to help low income households pay their
monthly energy bills during times of financial crisis.

Eligible Activities/Beneficiaries:
The Low-Income Home Energy Assistance Program can
assist customers in paying their home energy expenses.
The program has three categories of assistance: home
energy assistance, crisis assistance, and weather related
or supply shortage emergency assistance.  Each category
has unique requirements.  Applicants can receive up to
one energy assistance payment and up to two crisis assis-
tance payments annually.

Eligible Applicants/Application Process:
Households with a net income that do not exceed 125
percent of the poverty level (including WAGES and SSI

recipients) may apply directly to the local provider of
LIHEAP funds.  Applicants must present proof of an
obligation to pay for home energy costs. 

Program Contact: Bureau of Community Assistance,
Florida Department of Community Affairs, 2555
Shumard Oak Blvd., Tallahassee, FL 32399-2100;
(850) 488-7541.

Website:
www.dca.state.fl.us/fhcd/programs/liheap/index.htm

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

Community Services Block Grant Weatherization Assistance Program Grants

1981 Formula Grants to Weatherization
Assistance Programs

Home Ownership, Rental

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
Section 420.58, FS, Federal Omnibus

Budget Reconciliation Act of 1981
Bureau of Community Assistance – Dept

of Community Affairs (DCA)
Energy Assistance Payments
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PRE-DEVELOPMENT LOAN PROGRAM – PLP

The Pre-development Loan Program (PLP) provides below market interest rate financing and technical
advisory services to nonprofit organizations and public entities for preliminary development activities
necessary to obtain the requisite financing to construct home ownership or rental housing developments. 

Eligible Activities: Funds are provided as a line of
credit of up to $500,000 for pre-development activities
including but not limited to: market and feasibility
analyses, credit underwriting fees, consulting fees,
biological and environmental assessments, appraisals,
professional fees, and site acquisition.  Funding may
not exceed the lesser of estimated pre-development costs
or $500,000.  

Eligible Beneficiaries and Set-Aside Requirements:
PLP gives priority to developments that include
farmworkers as a target population.  For rental develop-
ments, a minimum of 60% of the units must be rented
to persons whose income is 60% or less of the area
median income.  For home ownership, units must be sold
to persons whose income is 80% or less of the area
median income.  A minimum affordability period of 15
years is required for rental developments. Home buyers
must be income eligible at time of purchase.

Loan Terms: The loan is set at 3% interest and is
non-amortizing with repayment of principal and interest
deferred until maturity.  A loan may be forgiven if
applicant is unable to obtain construction or permanent
financing for the development.  The loan matures on
the earlier of (i) the date of closing of the permanent/
construction loan for the development or (ii) 3 years from

the date of execution of loan documents.  Loan terms
can be extended.  With respect to home ownership
developments, lots can be released from the mortgage
lien with partial payment of the loan.

Eligible Applicants/Application Process: Applicants
must submit Form PLP 2000, which is accepted on an
ongoing basis as funds remain available. Application
packages are available for $30 from the Florida Housing
Finance Corporation. The application fee is $100.  The
application is open to nonprofit organizations,
Community Development Corporations (CDCs), local
governments, and public housing authorities.  A
loan committee reviews applications and successful
applicants are then invited to create a development
plan.  A PLP loan is issued once the Florida Housing
Finance Corporation approves a development plan.
Technical Assistance is provided to each applicant.
To remain informed of current and upcoming notices
of funding availability, contact the program administrator
to place your name on the mailing list.  

Program Contact: Florida Housing Finance
Corporation, 227 North Bronough Street, Suite 5000,
Tallahassee, FL 32301-1329; (850) 488-4197.

Website: www.floridahousing.org

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

Sadowski Act Funds NonProfit Developers and Sponsors Below Market Rate Loans

1992 Year Yound Home Ownership, Rental

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
Section 420.521-529, FS, Rule Chapter

67-38, FAC
Florida Housing Finance Corporation Acquisition, and Pre-Development

Activities
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MORTGAGE REVENUE BONDS FOR RENTAL HOUSING
(MRB)

The Multifamily Bond Program utilizes funds generated from the sale of both taxable and tax-exempt bonds
to make below-market interest rate loans to non-profit and for-profit developers of rental housing.
Developments that receive tax exempt financing also receive automatic 4% Housing Credits directly from
the federal government.

Eligible Activities/Beneficiaries: Low-interest
rate loans, not to exceed 95% of the total development
costs, are available for the new construction or
acquisition and rehabilitation of rental housing units.

Set aside Requirements: For Tax Exempt bonds,
developers must agree to minimally set aside 20% of
the development's units for very low-income persons
with incomes at or below 50% of the area median, or
40% of the development's units for persons with
incomes at or below 60% of the area median.  (If loan
funds are combined with another rental program, i.e.
HOME, HC, or SAIL, the more stringent requirements
regarding income, set-asides and affordability periods
apply).  For taxable bonds, developers must agree to set
aside 20% of the units for low income persons with
incomes 80% of the area median.  In practice, almost
every development sets aside 100% of the units for
income eligible families.  

Terms of the Loan: Maximum Loan term is 45
years. Interest rate is determined at the time bonds
are sold.  Loans are limited to the lesser of 95% of total
development cost or amount economically feasible and
supported by project cash flow.

Eligible Applicants/Application Process: For-profit
and nonprofit organizations and public agencies may
apply for MRB’s on a competitive basis through a
cycle that includes HC and SAIL.  Application cycles
are held annually and are reviewed, scored and ranked
according to such items as funding, ability to proceed,
leveraging and experience of development team.

Program Contact: Florida Housing Finance
Corporation, 227 North Bronough Street, Suite 5000,
Tallahassee, FL 32301-1329; (850) 488-4197.

Website: www.floridahousing.org

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

Bond Issues For-Profit and Non-Profit Developers Below Market Rate Loans

1986 Year Round with Preference in 
Limited Cycle

Rental

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
Section 420.508(2), FS, Rule Chapter

67-21, FAC
Florida Housing Finance Corporation Acquisition, New Construction,

Rehabilitation
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SECTION 8 SINGLE ROOM OCCUPANCY MODERATE
REHABILITATION – SRO

The SRO Program provides SECTION 8 rental assistance for moderate rehabilitation of buildings with SRO
units-single room dwellings, designed for the use of an individual, that often do not contain food preparation or
sanitary facilities. A public housing authority makes SECTION 8 rental assistance payments to the landlords for
the homeless people who rent the rehabilitated units. The SRO program makes these units available by provid-
ing rental assistance to owners for the cost of some rehabilitation, ownership, and maintenance of SRO units.
Rental assistance payments cover the difference between the tenant's rental payment (generally 30 percent of
the tenant's adjusted income) and a unit's rent, which must not exceed the fair market rent for the area.

Eligible Activities/Beneficiaries: Housing providers
may only use the funds for rehabilitation of housing into
SRO units that will be coupled with rental assistance.
One quarter of the units proposed for assistance
must be vacant at the time of the application so that a
significant portion of those served are homeless. To
qualify, a unit must need between $3,000 and $16,000
in rehabilitation, which may be amortized by the rental
assistance.  The initial lease between a homeless person
and the owner must be at least a year.  The program
gives priority to homeless individuals. It also provides
rental assistance to people currently residing in SRO
units eligible for SECTION 8 assistance.

Eligible Applicants/Application Process: Public
housing agencies and private nonprofit organizations may
apply. Nonprofit organizations must subcontract with
public housing agencies to administer the rental
assistance.  HUD makes SECTION 8 SRO rental assis-
tance available through an annual competition that
includes the Supportive Housing and Shelter Plus Care
programs. HUD enters into annual contracts with eligible
providers for 10 years.  No single city or urban county

can receive more than 10 percent of SRO funds awarded
in a given year.  After HUD publishes a Notice of
Funding Availability (NOFA) for Continuum of Care
Homeless Assistance in the Federal Register, appli-
cants must submit specific information about a proposed
project, along with their Continuum of Care application.
They must also certify that the project is consistent with
the Consolidated Plan of the jurisdiction where each
proposed project is found.  The application packet for
Continuum of Care programs is available online or by
calling Community Connections (1-800-998-9999).

Contact Information: The Office of Special Needs
Assistance Programs in HUD’s Office of Community
Planning and Development (CPD) administers the
program. Contact: Allison Manning, 451 7th Street, SW,
Washington, DC 20410, (202) 708-0614 ext. 4497.
Hearing impaired users may call the Federal Information
Relay Service at 1-800-877-8339.

Website:
www..hud.gov/offices/cpd/homeless/programs/sro/i
ndex.cfm

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

McKinney Act-
Federal Appropriation

Non-Profits and Public Entities Grants

1987 Annual Cycle Rental

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
Section 441 of the McKinney Act (42

U.S.C. 11401 ET SEQ.) and Sections 8
(E)(2) and the U.S. Housing Act of 1937

HUD – Community Develoment Rehabilitation of SRO Units and Rental
Assistance
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SECTION 202 SUPPORTIVE HOUSING FOR THE ELDERLY

HUD provides capital advances to finance the construction, rehabilitation or acquisition with or without
rehabilitation of structures that will serve as supportive housing for very low-income elderly persons,
including the frail elderly, and provides rent subsidies for the projects to help make them affordable. It
provides very low-income elderly with options that allow them to live independently but in an environment
that provides support activities such as cleaning, cooking, transportation, etc. The program is similar to
Supportive Housing for Persons with Disabilities (SECTION 811).

Eligible Activities/Beneficiaries: HUD provides
interest-free capital advances to private, nonprofit
sponsors to finance the development of supportive
housing for the elderly. The capital advance does not
have to be repaid as long as the project serves very
low income elderly persons for 40 years.  Project rental
assistance funds are provided to cover the difference
between the HUD-approved operating cost for the project
and the tenants' contribution towards rent. Project rental
assistance contracts are approved initially for 5 years and
are renewable based on the availability of funds.
Occupancy in SECTION 202 housing is open to any very
low-income household comprised of at least one person
who is at least 62 years old at the time of initial occupancy.

Eligible Applicants/Application Process: Private
nonprofit organizations can apply to develop a SECTION

202 project if they can, among other requirements,
submit a resolution that they will provide a minimum
capital investment equal to 0.5 percent of the HUD-
approved capital advance, up to a maximum of $25,000
for national sponsors or $10,000 for other sponsors.
Public entities are not eligible for funding under this
program. Applications may be submitted to the local
HUD Field Office during annual, competitive cycle.

Contact Information: To learn more about the
SECTION 202 program, see Supportive Housing for the
Elderly (HUD Handbook 4571.3) and Supportive
Housing for the Elderly—Conditional Commitment--
Final (HUD Handbook 4571.5) which are available on
the Internet at http://www.hudclips.org or from the HUD
Multifamily Clearinghouse at 1-800-685-8470.

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

Housing Act of 1959, 210 of the Housing
and Community Development Act of 1974

– U.S. HUD

Non-Profit Sponsors Loans and Rent Subsidies

1974 Annual Competitive Rental

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
24 CFR Part 891 HUD – Multifamily New Construction, Rental Assistance,

Rehabilitation, Acquisition
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SECTION 811 SUPPORTIVE HOUSING FOR PERSONS
WITH DISABILITIES

HUD provides funding to nonprofit organizations to develop rental housing with the availability of supportive
services for very low-income adults with disabilities, and provides rent subsidies for the projects to help make
them affordable. The program also provides project rental assistance, which covers the difference between
the HUD-approved operating costs of the project and the tenants' contribution toward rent. The program is
similar to Supportive Housing for the Elderly (SECTION 202).

Eligible Activities/Beneficiaries: HUD provides
interest-free capital advances and project rental
assistance to nonprofit sponsors to help them finance
the development of rental housing such as independent
living projects, condominium units and small group
homes with the availability of supportive services for
persons with disabilities.  The capital advance can
finance the construction, rehabilitation, or acquisition
with or without rehabilitation of supportive housing.  The
advance does not have to be repaid as long as the
housing remains available for very low-income persons
with disabilities for at least 40 years.  Each project must
have a supportive services plan.  An eligible household
may consist of a single qualified person with a very
low-income (within 50 percent of the median income for
the area) and at least one member must be 18 years old
or older and have a disability, such as a physical or
developmental disability or chronic mental illness.

Eligible Applicants/Application Process: Nonprofit
organizations can apply to develop a SECTION 811
project if they can, among other requirements, submit a
resolution that they will provide a minimum capital
investment equal to 0.5 percent of the capital advance
amount, up to a maximum of $10,000.  Applications may
be submitted to the local HUD Field Office during
annual, competitive cycle.

Contact Information: To learn more about the
SECTION 811 program, see SECTION 811 Supportive
Housing for Persons with Disabilities (HUD Handbook
4571.2) and Supportive Housing for Persons with
Disabilities, Conditional Commitment to Final Closing
(HUD Handbook 4571.4) which are available on
Hudclips at www.hudclips.org or view HUD’s website
at www.hud.gov/offices/hsg/mfh/progdesc/disab811.cfm

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

Section 811 of the National Affordable
Housing Act of 1990

Non-Profit Sponsors Loans and Rent Subsidies

1990 Annual Competitive Rental

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
24 CFR Part 891 HUD – Multifamily New Construction, Rental Assistance,

Rehabilitation, Acquisition
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STATE APARTMENT INCENTIVE LOAN PROGRAM – SAIL

The State Apartment Incentive Loan (SAIL) Program provides low-interest rate mortgage loans to
developers who build or substantially rehabil itate rental developments, made affordable to very low
(50% or less of area median) income households. The SAIL loan bridges the gap between a development's
primary financing and total development costs.

Eligible Activities/Beneficiaries: The SAIL
Program targets the new construction or rehabilitation of
very-low income housing in the following categories:
farm worker or commercial fishing worker, elderly
housing, family housing, and homeless developments.
The program targets very low income persons but allows
a mixed income development in conjunction with
private financing.  

Terms: Loans are typically issued for a maximum of 15
years but can go longer. Loans generally are limited to
25% of the project costs but may go higher to certain non
profit developments.  Interest rates are set each year, and
are currently 3% interest only, cash flow loans (1% on
farmworker developments).  

Set-aside Requirements: 20% of the units must be
available to persons earning 50% or less of the area or
state median income.  For developments using Housing
Credits a minimum of 40% of the units must be available
to persons earning 60% or less of the area or state

median income. Both are adjusted for family size.  The
minimum affordability term is 15 years though almost
every applicant commits to 50 years. Among the top
scoring applications in 2000, the average development's
proposed set aside for family housing was 6.5% of units
at 35% of area median income and 83% of units at 60%
or less of area median income.

Eligible Applicants/Application Process: For-profit
and nonprofit organizations and public agencies may
apply for SAIL on a competitive basis through a cycle
that includes HC and MRBs.  Application cycles are held
annually and are reviewed, scored and ranked according
to such items as funding, ability to proceed, leveraging
and experience of development team.

Program Contact: Florida Housing Finance
Corporation, 227 North Bronough Street, Suite 5000,
Tallahassee, FL 32301-1329; (850) 488-4197.

Website: www.floridahousing.org

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

Sadowski Act Funds For-Profit, Nonprofit, Public Agencies Generally Second or Bridge Loans

1988 Annual Competitive Rental

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
Section 420.5087, F.S. Rule Chapter 

67-48 FAC
Florida Housing Finance Corporation New Construction, Substantial

Rehabilitation
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STATE HOUSING INITIATIVES PARTNERSHIP–
SHIP PROGRAM

Created in 1992 as part of the William E. Sadowski Affordable Housing Act, the State Housing Initiatives
Partnership (SHIP) Program's mission is threefold: (1) provide funding to eligible local governments for the
implementation of programs that create and preserve affordable housing; (2) foster public-private partnerships to
create and preserve affordable housing; and, (3) encourage local governments to implement regulatory reforms
and promote the development of affordable housing in their communities by using funds as an incentive for private
development. Funds are allocated to every Florida county as well as municipalities which receive CDBG funds. 

Eligible Activities: SHIP funds may be used for
emergency repairs, new construction, rehabilitation,
down payment and closing cost assistance, construction
and gap financing, mortgage buy-downs, acquisition of
property for affordable housing, special needs housing,
home ownership counseling and match for federal
housing loans and grants.  A minimum of 65 percent of a
local government's total annual distribution of SHIP
funds must be used for home ownership.  A minimum of
75 percent of a local government's total annual distribu-
tion of SHIP funds must be used for construction-related
activities, including rehabilitation, new construction,
emergency repairs, or financing for a newly constructed
or rehabilitated unit. 

Eligible Beneficiaries: At least 30 percent of a local
government's total annual distribution of SHIP funds
must be reserved for awards to very low income persons
(50% AMI), and an additional 30 percent of funds must
be awarded to low income persons (80% AMI).  The
remainder may serve any combination of very-low, low or
moderate income persons (120% AMI).

Eligible Applicants/Application Process: Individuals,
nonprofit organizations, and for-profit developers
must apply to local government for funding.  Each local

government receives an annual allocation which is
appropriated by the Florida Legislature.  To participate,
a local government must establish a Local Housing
Assistance Program; submit and receive approval of a
Local Housing Assistance Plan to the Florida Housing
Finance Corporation; adopt and incorporate Local
Housing Incentive Strategies; establish or amend local
land development regulations, policies, and procedures
in order to implement incentive strategies; submit an
annual report of the housing program's accomplishments;
and encourage public and private sector involvement in
the form of a partnership to further program goals and
reduce housing costs. Each locally administered SHIP
Program determines the process of awarding and distrib-
uting funds within its community and is required to
establish selection criteria to identify eligible applicants
and the application process in their local Housing
Assistance Plan.

Program Contact: Robert Dearduff, Administrator,
Florida Housing Finance Corporation, 227 North
Bronough Street, Suite 5000, Tallahassee, FL 32301-
1329; (850) 488-4197. 
Email: Robert.dearduff@floridahousing.org

Website: www.floridahousing.org

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

Sadowski Act Funds For-Profit, Nonprofit,Public Agencies,
Individuals

Generally Second or Bridge Loans, 
Grants

1992 Local Government Control, Based on
Annual Legislative Appropriation

Home Ownership, Rental

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
Section 420 PART VII, FS Rule 

Chapter 67-37, FAC
Florida Housing Finance Corporation,

Local Government Control
Gap Financing, New Construction,

Repairs, Rehabilitation, Acquisition,
Down Payment Assistance
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SUPPORTIVE HOUSING – SHP
SHP provides grants to develop supportive housing and services that will enable homeless people to live as
independently as possible.  Program funds help homeless people live in a stable place, increase their skills or
income, and gain more control over the decisions that affect their lives.

Eligible Activities/Beneficiaries:  SHP funds sup-
portive housing projects that include: (1) transitional
housing (generally used for 24 months or less as a
stepping stone to permanent housing); (2) permanent
housing for homeless people with disabilities; (3)
supportive services for homeless people not living in
supportive housing; and (4) other types of innovative
supportive housing for homeless people.  Supportive
services include child care, employment assistance,
outpatient health services, case management, help in
getting permanent housing, nutritional counseling,
security arrangements, and help in obtaining other
assistance. SHP provides funding for new projects
and for the renewal of projects currently receiving
SHP funds. Providers may choose among a variety of
activities: to acquire a homeless facility; to build,
rehabilitate, or lease a homeless facility; to pay for
new or increased supportive services to homeless
people; and to meet some of the day-to-day operating
expenses of homeless facilities. Finally, they may use
SHP to pay limited administrative expenses.
Grantees must match funds for acquisition, rehabili-
tation, and new construction with equal or greater
funding amounts from other sources. They may use
up to $200,000 for acquisition and rehabilitation of
structures (up to $400,000 in designated high-cost
areas) and up to $400,000 for new construction. SHP
funds up to 75 percent of the operating costs for a
supportive housing project for the first 2 years, and
up to 50 percent the third year. Finally, grantees may

use up to 5 percent of their grant for administrative
expenses. A person must be homeless to receive help
from SHP projects.

Eligible Applicants/Application Process: Eligible
applicants include States, local governments, other
government agencies (such as public housing agen-
cies), private nonprofit organizations, and community
mental health associations that are public nonprofit
organizations.  HUD awards SHP funds as annual
competitive grants through its NOFA process. Each
application must include a certification that the project is
consistent with the Consolidated Plan of the jurisdiction
where each proposed project is found. The application
packet for Continuum of Care programs is available or by
calling Community Connections (1-800-998-9999) for
the Homeless Assistance Program Application Package
Upgrade for Fiscal Year 1997 (SN0097) and the
Homeless Application Instructional Video for FY 1997
(SN0085, $12).  

Contact Information: Relevant technical information
on the Supportive Housing Program is available
electronically through HUDCLIPS.  The Office of
Special Needs Assistance Programs at the HUD
Office of Community Planning and Development (CPD)
administers the program. Contact: Jean Whaley, 451 7th
Street, SW, Washington, DC 20410, (202) 708-0614 ext.
4473. Hearing impaired users may call the Federal
Information Relay Service at 1-800-877-8339.

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

McKinney Act – Federal Appropriations Nonprofit and Public Entities Grants

1989 Annual, Competitive Rental

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
Subtitle C of Title IV of the Stewart B.
McKinney Act (42 U.S.C. 11361 ET

SEQ.) 24 CFR 583

HUD – Community Development New Construction, Leasing,
Rehabilitation, Acquisition
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U.S. DEPT. OF AGRICULTURE, RURAL HOUSING
The USDA Rural Housing Service has various programs available to aid in the development of rural America. Rural
housing programs are divided into three categories: Community Facilities (CF), Single Family Housing (SFH), and
Multi Family Housing (MFH).  These programs were formerly operated by the Rural Development Administration
and the Farmers Home Administration. The Florida State Office, located in Gainesville, administers USDA Rural
Development programs for Florida through five area and 15 local offices.  Detailed information and applications
for financial assistance are available through area and local Rural Development offices.

502 Direct Loan Program: Provides home ownership
loans to very low (50% or less area median) and low (80%
or less area median) income rural residents to purchase,
construct, repair, reconstruct, or relocate a dwelling and
related facilities. Up to 100 percent of the value may be
financed, however, leveraging with other subsidies (such as
SHIP and HOME) and private lenders is encouraged.  The
maximum loan term is 33 years and 30 for manufactured
homes. Terms may go to 38 years for those with incomes
at less than 60% of area median. The maximum mortgage
limits, by county, are determined by the Department of
Housing and Urban Development (HUD). Funds are
available on a first-come, first served basis and very-low and
low-income persons make direct application to their local
USDA Rural Development office.  

504 Loan and Grant Program: Provides home improve-
ment and repair loans (with a 1 percent interest rate) and
grants to enable very low (50% or less area median) income
rural homeowners to remove health and safety hazards in
their homes and/or make homes accessible for people with
disabilities. Grants are also available for persons 62 years of
age and older who are unable to repay a loan. The maximum
loan amount is $20,000 and the maximum grant an elderly
person can receive is $7,500. Funds are available on a first-
come, first-served basis and very-low and low income per-
sons make direct application to their local USDA Rural
Development office.

Housing Preservation Grants: Provide qualified non-
profit organizations and public agencies with grant funds
to administer programs that assist very low- and low-
income rural home owners with the repairs and/or rehabil-
itation of their homes. Also, grants can assist rural, rental
property owners and co-ops with repair and rehabilitation
of their units, if units will be made available/reserved for
low- and very low-income persons. A national, competitive
application for Housing Preservation Grant funds is held
annually (generally late fall/early spring) and qualified
nonprofit organizations and public agencies are eligible to
apply.  Contact the local USDA Rural Development office

for more information on upcoming cycles and application
information.  

Guarantee Housing Program: Single Family Targets
persons and families with moderate incomes (up to 115 per-
cent of the area median) who are lacking the down payment
necessary to purchase a new or existing home. Guaranteed
Rural Housing Loans may be made up to 100 percent of the
market value or acquisition costs, whichever is less, which
eliminates the need for both a down payment or mortgage
insurance. The loan term is 30 years and the maximum loan
may not exceed $86,317 (unless the eligible property is
located in a "high-cost area" as determined by HUD).
Loans are purchased by either Fannie Mae or Ginnie Mae as
100 percent loan-to-value with the guarantee. Lenders must
apply to their local Rural Development office to become
approved to originate RHS Guaranteed Rural Housing loans
(and then eligible home buyers apply to approved lenders).

Guarantee Housing Program: Multi-family Provides
loan guarantees for the construction, acquisition, or rehabil-
itation of rural multi-family housing. Persons served must be
very low, low, or moderate-income households, elderly,
handicapped, or disabled persons with income not in excess
of 115% of the area median 79 income. The terms of the
loans guaranteed may be up to 40 years, and the loans must
be fully amortized. Rates of the loans guaranteed must be
fixed, as negotiated between lender and borrower.

Self-Help Housing Loans: Are generally administered by
nonprofits or municipalities working to assist groups of six to
eight low-income families, helping each other to build
homes. The loans are limited and competitive and nonprof-
its or municipalities must make application to their local
RHS office. Loans fund the provision of materials, site
acquisition and skilled labor, until the home is completed.
The families must agree to work together until all homes are
finished. Generally, Self-Help Housing Loans are combined
with 502 Direct Loans to further assist low-income home
buyers with down payment assistance or a deep subsidy
second mortgage loan.

S I N G L E F A M I L Y H O U S I N G ( S F H )  P R O G R A M S
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M U L T I F A M I L Y H O U S I N G ( M F H )  A N D S I T E D E V E L O P M E N T P R O G R A M S

Rural Rental Housing Loans: Enable individuals or
organizations to build or rehabilitate rental units for
low- and moderate-income residents in rural areas.

Rental Assistance: Reduce out-of-pocket cash that
very low- and low-income families pay for rent, including
utilities. 

Farm Labor Housing Loans and Grants:  Enable farmers,
public or private nonprofit organizations, and local
governments to build, buy, or repair farm labor housing
in either dormitory or multifamily apartment style.

Congregate Housing and Group Homes: Provide
living units for persons with low- to moderate-incomes
and for those age 62 or older.

Rural Housing Site Loans: Enable private or public
nonprofit organizations to purchase adequate building
sites for development.

USDA/RHS Program Contacts:
State Office: Rural Housing Service, 4440 NW 25th
Place, Gainesville, Florida 32606;
(352) 338-3435; fax: (352) 338-3437.

Website: www.ruraldev.usda.gov/rhs/index.html

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

Federal Appropriations For-Profit, Nonprofit, Public Agencies Loans and Grants

Various by Program Various by Program Home Ownership, Rental

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
7 CFR Part 1980, Part 3550 and HB2-

3550
USDA Regional and Local Offices New Construction, Rehabilitation,

Services – USDA RHS
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WEATHERIZATION ASSISTANCE PROGRAM
The Weatherization Assistance Program (WAP) provides grants to over 37 local governments, and nonprofit
organizations (serving all of Florida's 67 counties) to improve the energy efficiency of low-income housing.

Eligible Activities/Beneficiaries: WAP offers free
weatherization services to homeowners and renters
including attic insulation; floor, ceiling and wall
insulation; hot water heater insulation jackets; caulking
and tinting, heat/air system minor repairs, and
door/window repair and replacement.  Client house-
holds must meet 125% of the United States Department
of Health and Human Services’ low income poverty
guidelines.  Preference is given to owner occupied,
elderly, disabled, and families with children 12 and
under.

Eligible Applicants/Application Process:
Households with a net income that do not exceed 125
percent of the poverty level (including WAGES and SSI
recipients) may apply directly to the local provider of

WAP funds. Funds are available to homeowners and
renters. The WAP program maintains a waiting list for
assistance and priority is given to senior citizens, persons
with disabilities and families with children under the
age of twelve.  

Program Contact: Norm Gempel, Weatherization
Assistance Programs, Bureau of Community Assistance,
Florida Department of Community Affairs, 2555
Shumard Oak Blvd., Tallahassee, FL 32399-2100;
(850) 488-7541
E-mail: norm.gempel@dca.state.fl.us 

Website: 
www.dca.state.fl.us/fhcd/programs/wap_liheap/ind
ex.htm

S O U R C E : A P P L I C A N T S : F I N A N C E  T Y P E :

E N A C T E D : C Y C L E : H O U S I N G  T Y P E :

Community Services Block Grant -
Federal

Community Action Agencies, Nonprofits,
Counties

Grants

1981 Formula Grants to Weatherization
Assistance Programs

Home Ownership, Rental

R E G U L A T I O N : A D M I N I S T R A T O R : P R I M A R Y  U S E S :
Sections 163.03(3)(E) and 409.509
Through 409.5093, FS Rule Chapter 

9B-24, FAC. Public Laws; 94-385, Title
IV, Part A, 97 Title XIV, 96-619 Part 2,

and 96-294, Title V Subtitle E

Bureau of Community Assistance –
Department of Community Affairs (DCA)

Energy Efficiency Repairs to Lower
Utility Bills
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ADDITIONAL RESOURCES
FOR AFFORDABLE HOUSING

majority of this chapter has focused on affordable housing programs funded by Federal,
State, and Local governments, along with large non-governmental organizations like the

Federal Home Loan Bank.  These sources of funding are valuable.  However, it takes the
combined efforts and resources of many Partners in a community to make housing affordable and

accessible.  The later chapters of this report will discuss in detail how Partners work together
on a common housing goal.  Consider the financial and non-monetary resources of several other community Partners.

TT
A consumer’s family and family friends play a significant part in his or her support system.  Even once affordable
housing has been attained, it is the consumer’s circle of support that helps makes inclusive community living a success.
Family members and family friends have many resources that contribute to long-term housing affordability: 

• They can assist with routine maintenance and possibly upkeep of the lawn.

• They can complete house repairs and maintenance, which may contribute to a smaller repair budget by avoiding the
need to hire a contractor.

• A family member may serve as a co-signer on a mortgage loan when a consumer purchases a home.  While this may
assist in obtaining a mortgage with more attractive terms, it is also important to recognize that a homeowner must
ultimately pay the monthly mortgage note now and years in the future from his or her own monthly income.  

• Some families may have the financial resources to provide gift money to be applied to the down payment on a home
purchase.  A large family gift could possibly even finance the majority of the cost of purchasing a home, leaving
the rest of the purchase to be financed by the homebuyer through a small mortgage with a more affordable monthly
mortgage payment.  Working in concert with an affordable housing program that offers purchase assistance, a
family’s financial gift can provide the additional subsidy needed to help a consumer purchase a home.

• It is important to consider benefits planning.  For those receiving SSI, a family contribution or family co-signor has
consequences on the amount of benefits received.  This topic is address in the Chapter 5 on Benefits Planning.

• Similarly, some families may have the resources to donate land for the development of affordable housing for the
consumer.  Increased land costs have contributed significantly to the increase in housing costs.  Eliminating the cost
of land from the equation of buying a house, for example, will serve as a significant subsidy.  Again, working in
concert with an affordable housing program that offers purchase assistance, a family’s donated land can provide an
adequate subsidy for a consumer to achieve the goal of home ownership. 

F A M I L Y
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The contributions of a roommate should not be overlooked.  This resource may benefit the consumer when living
in either rental housing or in a home owned by the consumer.  First, a roommate can also serve as one part of the
consumer’s circle of support.  Inclusive living requires assistance, and the roommate may be able to assume a
variety of daily living and home maintenance activities.  

Most importantly, however, roommates share the costs and responsibilities of housing: the mortgage payment or
rent, utilities bills, and maintenance costs and activities.  Recall the CASL model described at the beginning
of the chapter.  This approach benefits from the resource of roommates.  The Florida Housing Coalition’s past
work with the Florida DD Council has highlighted the success of this affordable rental option where two or
three individuals live in a single-family home, each paying an affordable level of rent.

F O U N D A T I O N S

Foundations also provide funding and support for affordable housing initiatives.  On the whole, only a small portion of
foundation funding is devoted to this activity, however.  In its annual survey and assessment of the Climate of
Foundation Funding, the Association of Fundraising Professionals reports that 13% of foundation funding is
contributed to “Public Affairs/Social Benefit,” the category that includes Housing and Community Improvement and
Development, among other activities.  Education and Health, on the other hand account for almost half of Foundation
grant dollars.  

Most Florida-based Foundations that support affordable housing are community foundations that do not make
contributions across the entire State.  For example, the Jessie Ball duPont Community Building Fund is a large
supporter of community improvement initiatives.  It provided $632,000 of assistance to 17 housing nonprofits in
2005, all within the Jacksonville area.  Community foundations tend to support affordable housing initiatives that
leverage funding and support from multiple partners, including local governments and nonprofit organizations.
Foundation support must be factored into the sources of subsidy used by an individual.

R O O M M A T E S
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COMMUNITY CONTRIBUTION

A ffordable housing initiatives can also benefit from a variety of community resources.  Habitat for Humanity has
widely demonstrated the success of the community contribution model.  Local businesses donate building

materials.  Community benefactors donate land.  Citizens donate money and volunteer their time constructing homes.
The homebuyers also contribute “sweat equity” by helping to build their homes.  

A case study of Community Contributions in action is supplied by M.I.S.S. INC of the Treasure Coast.  M.I.S.S.,
which stands for Mothers and Infants Striving for Success, is the first and only women’s homeless shelter in Martin
County, Florida.  When the nonprofit organization constructed its Hope Housing Complex in 2004, several
community contributions proved essential to the success of the initiative.  Two community banks provide
attractive lines of credit for construction.  The community provided money at a fundraiser event.  Representatives
from an accounting company, a law firm, and a construction company served as board members of the nonprofit
and provided their professional services as volunteers.  The following leveraging chart further demonstrates
foundation and community contributions.

L E V E R A G I N G C H A R T

RENOVATIONS AMOUNT
IN-KIND

CONTRIBUTIONS FUNDING SECURED FOUNDATION TOTAL

Property 
Purchase

$200,000 Seller –Tax
Deduction
$30,000

Federal Home
Bank

$70,000

$100,000 $200,000

2-roofs @ 
$5,000 each

$10,000 AW/Construction
$2,000(free Labor)

Shine Foundation
$2,000

$6,000.00 $10,000

Painting of
Property

$8,000 United Church
/Supplies and

Volunteers

$8,000 from a
Church

0 $8,000

Playground
$35,000

Apple Foundation
$5,000

U.S. Cellular
$25,000

$5,000 $35,000

Carpeting $1,000 Bobs Carpet /
Supplies $500.00

Sears $250.00
Publix $250.00

0 $1,000

Total $254,000 $32,500 $110,500 $111,000 $254,000
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WHAT OTHER PARTNERS CAN CONTRIBUTE

Nonprofit organizations — knowledge of programs; knowledge of particular services provided by that organization
(credit counseling, homebuyer counseling, processing loans); ability to negotiate with public sector and lenders
to most effectively leverage funds; credibility in targeted neighborhoods

Lenders — flexible lending products; technical expertise on issues such as prescreening methods; charitable giving;
use of marketing department; funds for training on homeownership, credit counseling, and small business
development; meeting space

Real estate professionals — critical eye in assessing properties, information about current state of the local real
estate market; help locate eligible homebuyers

For profit builders — expertise on development and building of houses from start to finish, understanding of risks
involved in large deals, knowledge of tax credits and financing

Architects — cost-effective and energy efficient design, knowledge of building codes and standards

Utility companies — energy efficiency measures, education and rebate programs for low-income consumers

Local government staff — Assistance is provided from all departments dealing with housing and community
development, staff can offer funding (SHIP, CDBG, HOME) and understanding of those programs; knowledge
of local housing policy, zoning and permitting; impact fee relief 

Credit counselors — education to assist homebuyers in prevention of foreclosure or other financial problems

Community organizations — assistance is provided from organizers involved in providing services to low-income
persons and social service providers, organizers provide knowledge of concerns of people they represent
(neighborhood associations, homeless coalitions), locating qualified homebuyers, access to social services,
concerns of special needs populations

Legal advocates for the poor — knowledge of legal process, including laws prohibiting discrimination

Communities of faith — understanding of issues important to members of the community, volunteers and financial
contributions

Citizens in the community — who may have a resource of value to the delivery of affordable housing — increase
general awareness, generate positive stories in the media, serve on the board of directors for a nonprofit
organization, or provide similar ongoing support

Homebuyer — sweat equity, self-advocacy to ensure that the deal is realistic and manageable.

The academic community — Universities have a presence in the community and an impact on the local economy.
Faculty and students can conduct a housing needs assessment or a market study.  They may also assist in
locating other funding sources for an initiative.   

Technical assistance providers — provide capacity development to expand skills that partners need to successfully
achieve an initiative, offer insight into the lessons learned in other communities.
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BARRIERS TO AFFORDABLE HOUSING

ny housing advocacy that the Disability Community may undertake should begin with
consideration of any factor that comes between an individual with a developmental

disability and his or her ability to obtain and afford decent housing.  The barriers addressed
in this section of the report are varied and significant.  Identifying a barrier can help

uncover a potential solution or unexpected resource.  The following report from several focus groups, for
example, illustrates a variety of barriers and also identifies potential solutions and avenues for advocacy.
Therefore, this chapter on barriers also offers an occasional new idea or uncovers additional resources.  

TT
A S S E S S M E N T O F H O U S I N G D E L I V E R Y S Y S T E M

A review of Chapter One helps place the information on barriers in context.  Chapter 1 briefly outlines three models of
affordable and inclusive living, along with a variety of housing resources that can financial support and make possible
these three models.  Funding options for purchase assistance, and rehabilitation or modification assistance are explored,
along with financing for affordable rental housing.  Yet despite the significant financial resources invested in affordable
housing across Florida, it is clear that several barriers continue to impede consumers in reaching their goal of safe,
affordable and accessible housing.  

A S S E S S M E N T O F B A R R I E R S T O A F F O R D A B L E H O U S I N G

The following chapter outlines barriers to obtaining affordable, accessible and fully inclusive housing.  It chronicles the
conclusions obtained from four main methods of research to identify these barriers.  

First, the Coalition organized and facilitated focus groups with consumers and their family members and caretakers.
Several key barriers are identified by consumers themselves, as they share their stories of exploring housing options.  

Second, additional barriers were identified by the advisory committee assembled to assist on this report.  Through their
contributions, advisory committee members have provided direction and feedback about several aspects of this report,
including the identification of barriers to affordable housing.

Third, additional insight was provided from a training and roundtable discussion focused on housing for Extremely Low
Income (ELI) households.  In March, 2007, the Florida Housing Coalition, in conjunction with Florida Housing Finance
Corporation’s Catalyst Program, provided a day and a half “Extremely Low Income Housing Leadership Forum” in St.
Petersburg, Florida.  Developers of affordable housing joined state housing policy makers in discussing the challenges
and barriers involved with developing housing for those with incomes below 30 percent of the area median income.  

Fourth, the Coalition completed a Survey of local government affordable housing administrators across Florida.  The
information from the survey further contributes to an understanding of barriers facing consumers in meeting their
housing needs.  It provides feedback from housing administrators and local housing policy decision makers about what
factors limit their attention on and assistance to people with developmental disabilities.  



5 6 •  F L O R I D A D E V E L O P M E N T A L D I S A B I L I T I E S C O U N C I L

FEEDBACK FROM FOCUS GROUPS

nvestigation of barriers started with input from people with developmental disabilities
themselves, along with their family members and caregivers.  The Coalition initiated and

facilitated four focus groups, each with ten to twenty participants.  The locations of these group
meetings were strategically selected to provide geographically diverse representation of the State, as well as

a balance between the needs of consumers in urban and rural areas.  Appendix A contains additional
information about each of these four meetings.  It contains a list of participants, detailed notes of the
discussions, and notes about promotion of the events.  

During each group, we listened to consumers, their family members and caretakers.  Their stories, experiences
and ideas helped us identify a variety of barriers faced by people with developmental disabilities when
attempting to afford to meet their housing needs.  Similarly, the focus groups also helped us identify some ways
that consumers have been successful at keeping housing costs affordable.  

A total of 16 self-advocates participated in the four focus groups, along with 5 family members.  Many
coaches and caretakers also attended, representing another 17 consumers. The monthly income of most of
the consumers participating in the focus groups is very limited, mainly coming from supplemental security
income or a social security disability payment.  Some participants earn more than others, augmenting their
income with a part-time job.  

\\

Several Living Options were represented by the participating self-advocates across the State.  Many rent an
apartment, frame-built house or manufactured house—either alone or with roommates.  Some of those who
rent have located decent housing that they can afford within their limited monthly budgets.  Others however,
cannot afford their rent—even by having roommates to share housing costs.  In some areas of the state, some
renters benefit from rent stipends, as outlined in details below.  Finally, some self-advocates have purchased
their own their own homes or condos.  They report that they are successfully affording their housing costs.
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THE GROUPS IDENTIFIED THE FOLLOWING BARRIERS THAT RESTRICT HOUSING
OPTIONS FOR PEOPLE WITH DEVELOPMENTAL DISABILITIES:

A F F O R D A B I L I T Y B A R R I E R S :

One of the main topics of discussion at several groups was general difficulties finding decent, safe, and accessible
housing that is also affordable on a limited monthly budget.  Housing costs are on the rise across the State.  At
the same time, most individuals with developmental disabilities have not seen an increase in the amount of their
annual income.  In one meeting, land costs were identified early on as a primary cause of increasing housing costs.
Housing costs have increased significantly, especially in the past five years.  This discussion of lack of affordability
is a central one.  It applies to several different housing options and involves many factors, as listed below:

Affordability Barrier: Unaffordable Rent
Those looking for affordable rental housing noted that Section 8 resources are very scarce.  In addition, one
group discussed the concern that landlords seem to be hesitant to participate in the Section 8 voucher program.
In Area 2 in North Florida, many consumers are unable to afford their rent without a rent stipend provided
by the Agency for Person’s with Disabilities.  This stipend might range from $40 to several hundreds of dollars
of monthly rent subsidy.  It is important to note that this resource is over-subscribed and is totally contingent
on availability of money and an individual financial analysis that is quarterly updated.  Several coaches in
Marianna commented on their frustration with landlords who base their rent on what they know of APD’s
guidelines for stipend money.  They seem to know that more rent subsidy may be available, so they increase
their rents to levels above the fair market rate. 

In addition to the financial subsidy provided to consumers, APD’s process provides additional assistance.
Quarterly meetings are required to those receiving stipends.  While this meeting includes a review of the
household financial situation, it also provides an opportunity to conduct a physical inspection of the unit and
help the self-advocate identify and plan to address any necessary repairs.  The review process also confirms
that application has been made for Section 8 housing assistance, along with several programs providing
additional financial assistance. 

Affordability Barrier: Unaffordable Mortgage Payments
Several self-advocates told stories about attempting to qualify for a mortgage or for purchase assistance from a
city or county government.  One home buyer in North Florida was initially qualified for an affordable first mort-
gage from the Rural Development USDA program, along with $40,000 of down payment assistance from a devel-
oper using HOME subsidy.  Ultimately, however, the application process was delayed and the opportunity to
receive the $40,000 HOME purchase subsidy was lost.  This self-advocate lost a significant source of subsidy.
She was unable to make up for this shortfall by borrowing a large amount of mortgage money, since the first
mortgage lender limited the amount of her mortgage loan due to her limited income.  The sales price for the
house was $89,000.  With the $40,000 subsidy, she could have afforded to make monthly payments on the rel-
atively small first mortgage of $49,000.  However, on her limited income, no lender would qualify this buyer to
borrow the full $89,000 of the sale price.  

Some of the self-advocates participating in the St. Petersburg meeting own the homes where they live.  They
reported difficulties affording housing costs, and said that they have to choose between maintaining their home
and medical needs.  Some group participants in Marianna told about self-advocates who have benefited from
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SHIP or other similar local purchase assistance programs.  All of the cases that were discussed pre-date the sig-
nificant increase in housing costs in Florida, especially during the past five years.  A participant in Ft. Myers
considers the current funding levels for home purchase awards to be too low to assist people with the limited
incomes of many consumers.

Affordability Barrier: Unaffordable Utilities, Property Taxes and Insurance
Utilities are expensive, especially in housing units that are leaky or otherwise energy inefficient.  One self-advo-
cate mentioned that on some occasions, the utility bill for her frame house comes close to the level of her $450
monthly rent.  Attempts to have the landlord make repairs to the home have been unsuccessful up to this point.
Similarly, in recent years, property taxes and insurance costs have increased.  At the focus group in Plantation,
three self-advocates expressed difficulties with affording utility, insurance and tax costs.  At this same meeting,
DDC Advisory Committee Member Ed Rousseau discussed the Supported Living program and mentioned
resources in this program to help with utility bill emergencies.  Participants from the Marianna group also com-
mented that insurance cancellations can be even more worrisome than increasing premium costs. 

Affordability Barrier: Transportation and Housing Affordability
Transportation becomes a significant factor affecting housing decisions for consumers who do not drive or do
not have ample access to public transportation.   Consumers generally want to live in town or in an urban area.
Homeownership becomes all the more unaffordable in the cases of many consumers who would prefer a home
within a city or near common community amenities, where fewer affordably priced homes are for sale.

B A R R I E R S T O H O M E O W N E R S H I P L O N G E V I T Y :
Beyond the topic of affordability, some self-advocates experience other barriers that threaten their ability to own a
home, without losing it after several years.  Some participants voiced concern about some consumers who become
homeowners who cannot handle or coordinate assistance for all of its responsibilities, such as lawn work and housing
maintenance that might be unavailable from family members or friends.  These responsibilities should be addressed
by the services of a supported living coach, or through assistance from friends and family.

In addition, a coach at the Marianna focus group discussed her experience with a few self-advocates who have had
behavioral problems that required them to live in a group home again after purchasing a home.  The consumers were
not able to continue home mortgage payments, since their monthly income was fully dedicated to the monthly costs
of living in the group home.  A similar story was recorded at the St. Petersburg’s focus group.  One of the self-
advocates who participated is a former home owner.  He went into guardianship in 1986.  When the roof on his home
deteriorated in 1994, the guardians decided to sell his home, rather than find a way to finance repairs.  He had no
choice in the matter and it started a repeating struggle to find a suitable and affordable home.  His current coordi-
nator has now stepped in, helped the self-advocate get his rights restored.  They are again pursuing homeownership.

B A R R I E R S T O A C C E S S I B L E H O U S I N G

As consumers and family members consider their housing options, a lack of truly accessible housing units is considered
a significant barrier.  A variety of housing units for purchase or rent are not required to comply with ADA accessibility
requirements.  

The participants at the Plantation focus group drafted a policy recommendation related to the need to increase the min-
imum number of accessible units in federally funded housing projects.  The current requirement for five percent is too
low.  Many affordable housing projects being built offer a very limited number of accessible units.
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Self-advocates outlined the specific ways that housing must be accessible to them.  A lack of ramps in many housing
units makes them ineligible to be rented by some consumers before they can enter the front door.  Other notable inac-
cessible features include narrow hallways and doorways, as well many bathroom features and bathtubs.  In many cases,
landlords are unaccommodating or hesitant to invest money in accommodations—or even general home repairs.  In two
of the groups, this discussion of accessibility segued into a larger discussion of “Lack of Financial Resources”

B A R R I E R S T O A C C E S S I B L E H O U S I N G

B A R R I E R :  L A C K O F F I N A N C I A L R E S O U R C E S

The coaches and coordinators discussed their frustration with a lack of financial resources to address housing
needs.  The first part of this discussion focused on purchase and rental assistance.  USDA’s Rural Development
mortgage program seems increasingly unable to finance very low income applicants.  In addition, the local Section
8 is overloaded with applicants waiting for affordable rental units.  One self-advocate at the Plantation focus group
expressed frustration that advertising for a Public Housing application is sporadic.  Checking the paper regularly
is no guarantee that you can get your application in early or even before the application period is closed.  Then the
waiting time for an affordable unit increases by several years.

Financing for accessibility modifications—especially for ramps—was also discussed.  In many communities, the
rehabilitation programs funded by SHIP and other dollars currently have long waiting lists.  Coaches report that some
churches advertise their resources, but it is common that these resources dry up right when a consumer applies for them.
Conversely, many participants at the Ft Myers group reported that FAAST’s Loan Program is a helpful resource for
addressing accessibility needs.  

There is also a need for more modification assistance from the Agency for Persons with Disabilities.  A coordinator
in the Marianna area commented that the Medicaid handbook which outlines the specific definitions and limitations
of Medicaid Waiver funded services has been revised in recent years.  This has resulted in a reduction in the total
allowable amount of environmental accessibility adaptations allowed to rental property with a cap of $3500.  The
group discussed how the details have changed for the Medicaid Waiver program that provides payment for home
modifications.  The Handbook states that “Environmental Accessibility Adaptations” (EAAs) shall be separated into
two categories: Minor adaptations costing under $3500 for all adaptations in the home. Major adaptations shall
include those adaptations that are over $3500.  Total EAA cannot exceed $20,000 during a five year period.”

The coordinator expressed frustration that rental property is limited to minor adaptations, with its $3500 cap, as well as
a requirement to first determine what the landlord will provide and obtain the landlord’s written approval of the renova-
tions. In the Marianna area, many in the group reported that landlords are uninterested in paying for or authorizing any
accessibility modifications.  As an unattractive alternative, they may agree to the modification, but raise the monthly
rent to offset the repair costs.  In such cases, rents may exceed an affordable level.  In addition there are difficulties in
finding contractors who can complete the work specified at the funding levels available.

As participants in the St Petersburg focus group discussed home purchase, they recognized the resource of a good
Realtor.  Realtors and other housing professionals who are comfortable with persons with disabilities, knowledgeable
about assistance programs, and willing to work harder for small purchase deals are difficult to find, if they can be found
at all.  The APD staff in Ft. Myers has reported good progress in using the Housing Locator Service provided online by
the Florida Housing Finance Corporation but it was noted that this database only provides those units subsidized by the
corporation and the expansion of the Housing Locator Service would be extremely helpful.
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B A R R I E R :  L A C K O F I N F O R M A T I O N

The St. Petersburg focus group participants also acknowledged that many individuals with disabilities are not even clear
about the resources that are available.  Some wonder where to start and who to talk with.  All the participants reported
that the current system is extremely confusing and discouraging.  Self-advocates would prefer a housing assistance
system to access multiple housing needs starting with one phone number to call.  The facilitators of this focus
group responded in part by providing information about an upcoming HOPE Expo in Pinellas County, which can help
participants navigate the barriers.  It could serve as a central point for finding assistance through multiple agencies at
one time by visiting the expo hall.

Most of the Ft. Myers participants agreed that there is a lack of understanding of the resources that consumers can use
to help them meet their housing goals.  A few participants remembered the education workshops that the focus group
facilitator offered in the past in the area.  This was used as an example of helpful training to address this barrier.  A
handful of participants in four groups indicated that they know of and have had success using the Housing Locator
(floridahousingsearch.org, which is described in Chapter 1). The Ft. Myers group agreed that there is a need for an
updated housing resources guide like the one published several years ago by the FDDC.  

One self-advocate in Plantation expressed frustration after calling the Florida Housing Finance Corporation to learn
about its homebuyer assistance.  He ended up being transferred to several other lines and no one seemed to provide
helpful homebuyer information. 

The parent participating in the Ft. Myers meeting commented that the barrier represented by lack of information also
pertains to the programs of the Agency for Persons with Disabilities (APD).  From the perspective of this mother,
there seem to be constant changes being made to different levels of benefits.  There is also the ever present threat of
the withdrawal of funding or inadequate funding.  This is due to legislative appropriations and the budget process.
There is a cliff facing parents when their children no longer qualify for children’s benefits and must fend for
themselves seeking housing.

B A R R I E R :  L A C K O F F A M I L Y R E S O U R C E S O R R E L I A B L E S U P P O R T N E T W O R K

Nearly all of the self-advocates at the St. Petersburg focus group expressed an interest in homeownership.  But one
self-advocate commented on his experience buying a home and living as a homeowner.  Once the purchase was
complete, all further assistance disappeared.   This concern was reiterated by a self-advocate in Ft. Myers, who
noted that there must be funding or personal help for rehabilitation and maintenance once a consumer gets a home.
This concern is very pointed in the Jackson County area around Marianna, where most of the focus group participants
agreed that self-advocates either have no family members or their families are not a significant part of the self-
advocate’s circle of support.  Often there are no funds or family supports to cover actual moving costs and support
coaches have found themselves driving belongings in their personal vehicles to assist the consumers to move into
their new homes.

A consumer’s family and friends can play a significant part in his or her support system.  Even once affordable housing
has been attained, it is the consumer’s circle of support that helps makes inclusive community living a success.  As
noted in Chapter One, they have many resources that contribute to long-term housing affordability, including helping
with routine maintenance and upkeep, and financial assistance.  

A coordinator participating in the Ft. Myers meeting recalled the difficulties experienced by a home buyer four years
ago with assistance from the county and Habitat for Humanity.  The individual moved into his house, but living there
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ultimately failed because he lacked an adequate support circle to assist him day to day.  Another home buyer’s home
was inundated with relatives who overcrowded the home and resulted in not only foreclosure but disqualification from
the supported living program because it became a family home. The Ft. Myers focus group identified difficulties in the
process of providing supported services.  This is a barrier to affordable housing—the lack of a support network can
cause a good housing option to devolve into an unsuccessful enterprise.  Put another way, the affordable housing
industry can provide affordable housing units for consumers, but the housing industry is not involved in the follow up
day to day support, maintenance and upkeep necessary for independent living.  The Ft. Myers focus group identified
that the system for receiving Supported Living assistance is extremely complicated.  The meeting was attended by a
staff person providing supports for people living with AIDS.  As the system for this constituency has been more newly
formed, many at the meeting were interested and excited to hear about a system that in many ways may function more
efficiently than APD’s current system, and is easier to understand. 

B A R R I E R :  B E N E F I T S L I M I T A T I O N S

It is important to coordinate an applicant’s benefits, including monthly funding from SSI or disability payments.   This
barrier is of significant interest and concern to the FDDC, which recognizes that all other efforts may fall short if this
topic is neglected.  This topic will be addressed in greater detail in Chapter Five.

The participants in Plantation also consider this to be a significant barrier.  They have concerns about disqualification
for benefits due to asset ownership, and so the group’s first policy recommendation stresses the need to balance
housing and support services by creating options that will allow those to work without jeopardizing their benefits.  They
would also like an option to allow for a family member to live with a consumer without jeopardizing supportive living
benefits.  When discussing homeownership options, the group recognized that co-signing with a buyer with DD is not a
permanent answer.  It also might cause benefits planning problems.

This subject was also addressed at the St. Petersburg meeting.  Several self-advocate feel constrained into working only
part time, to avoid losing benefits.  One consumer noted that she is a great saver.  She saves money even while living
on only SSI, renting, and going through a divorce.  She wants to own a home, but fears she will not be able to qualify for
a mortgage equal to her monthly rent because the numbers won’t look right on her eligibility for benefits.

B A R R I E R :   H O U S I N G D I S C R I M I N A T I O N

Some focus group participants shared their stories about housing discrimination.  In many cases, the discrimination
has been addressed with formal and legal action.  At the Plantation focus group, a case manager described an
experience in Tamarac.  An individual with special needs was denied assistance, but the actual reason was never
disclosed.  It appears that tenants association members wanted to deny the applicant a rental unit due to “applicant’s
condition”.  They requested letters stating that the consumer needs constant medical assistance.  The property
management has yet to provide an answer about whether the consumer can rent a unit.  The $200 deposit has not
been refunded, and this has been on-going for several months.  The Coalition has provided direction to the case
worker to provide future assistance.  

Plantation participants also offered a policy recommendation related to another topic that might be considered housing
discrimination.  There is a need to address the criminal background check used by public housing authorities running
the Section 8 program.  When reviewing a “misdemeanor”, a crime committed by a person with a mental disability
should be considered in the context of that person’s disability.  This should influence the evaluation of the person’s
eligibility to be placed on a public housing waiting list.
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“ Y O U R D R E A M H O U S E ”  O R “ D R E A M L I V I N G S I T U A T I O N

The Marianna focus group ended with each of three participating self-advocates sharing details of their ideal living
situation.  They all expressed interest in homeownership.  They want to own homes in close proximity to their friends,
their jobs and stores.  In the St. Petersburg group, the general consensus of all present was they wanted to own their
own home.  While they were not necessarily unhappy renting if a suitable place was found, the ultimate goal and ideal
living situation was ownership.
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INPUT FROM ADVISORY COMMITTEE

he Coalition assembled an advisory committee to provide feedback and input throughout the
process of creating this FDDC report.  Advisory members included many affordable housing

professionals, as well as FDDC members and disability service organizations.  Appendix B contains
a list of advisory committee members, as well as the minutes from committee meetings.  

The Advisory Committee initially provided guidance planning the focus groups.  Members recruited assistance
from local APD offices around the State to choose locations and promote the groups.  They also provide data and
ideas from previous focus groups with consumers related to ‘quality of life’ and housing topics.  The Committee
helped recruit consumers and family members to attend, and some committee members attended the focus
groups, including Latarsha Williams in Marianna, Ed Rousseau in Plantation, and Carol Novak and Charm
Thometz at the St. Petersburg meeting.

During an advisory committee meeting, several advisory members discussed barriers to addressing the
housing needs of people with developmental disabilities:

B A R R I E R :   L A C K O F I N F O R M A T I O N A N D C O O R D I N A T I O N

This was identified as a central barrier to consider in this report.  There is a barrier to effectively helping people
navigate the available resources. Lack of information makes it difficult, for example, for families to build homes for
their consumers to own.  It also makes it hard to locate assistance for accessibility modification or for other types of
housing assistance.

• The group discussed an example of how lack of information affects a consumer’s attitude toward rental
housing.  Many family members or consumers may be hesitant to invest effort into finding a long-term
affordable rental unit.  They believe that consumers will inevitably lose their rental units when their rents
increase to an unaffordable rent level.  Some committee members work for nonprofit organizations providing
consumers with rental units.  They commented on this topic, noting that the mission of the nonprofit
organization requires it to work to keep rent levels affordable.  The group was also reminded that nonprofits
that own and manage rental units do not pay property taxes, which in turn makes the rent more affordable.  

• One committee member that attended the ELI Forum (see next section) commented on how this lack of
information specifically affects those who apply for funding from Florida Housing Finance Corporation
or other funders.  He cited several examples of how lack of knowledge about rules and requirements for
Affordable Housing Programs may cause some to miss points on an application, or fail to identify an
appropriate funding source for a specific type of project. 

gg
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• Another member agreed that lack of information affects affordable housing developers, in addition
to consumers and their families.  The ELI Forum also identified that there is a need for continued
education and technical assistance for developers, especially for nonprofit developers who are most
focused on building ELI housing units but need to build their capacity.

B A R R I E R :   A F F O R D A B I L I T Y B A R R I E R S T O H O M E O W N E R S H I P

Several other staff and committee members commented on these and additional barriers to homeownership.  

• It was noted that home owners are responsible not only for paying the monthly mortgage payment, but also
keeping money in reserve for home maintenance.  

• One possible resource that can make homeownership more affordable is any discount in property taxes for
which a consumer could qualify.  Committee members familiar with the process informed the group that
a portion of taxes are reduced for some people with disabilities, while full time wheelchair users may be
eligible for full exemption from property taxes.  It does not seem likely that all consumers buying homes
could qualify for significant tax exemptions, however.  

• One member mentioned that the Florida Housing Finance Corporation is currently working to identify what
income level a buyer must have to realistically purchase and sustain a home.  Florida Housing’s research
indicates that a majority of potential buyers with disabilities have income in the 50-60% range of area
median income.  A buyer with such an income range could purchase housing in some parts of the State,
with large subsidies.  It is important to remember, however, that this FDDC project is focused on a sub-set
of consumers with developmental disabilities: those who often must comply with SSI rules and have
extremely- or very-low levels of income that represent far less than 50 percent of the area median income.

B A R R I E R :  A  L I M I T E D M I N D S E T A B O U T H O U S I N G S O L U T I O N S

The committee identified as a barrier the mindset among some that there is only one solution to the housing needs of
consumers.  In reality, there is no one-stop shop for housing solutions.  As Chapter 1 of this report suggests, consumers
have many different situations and resources available to them.  Some, for example, have families with financial
resources to help, while others are older and have few family supports.  It has been noted that coordination of resources
is a necessary part of housing solutions.  It will take partnerships among groups and individuals with different talents
to achieve housing solutions.  There is no substitute for consumers and their support network getting educated on
resources and then devoting the legwork, effort and tenacity needed to build partnerships with developers and local
governments.  Partnership building will help leverage resources to meet the housing goals of individuals with
disabilities.  Committee members agree that the FDDC report must outline a variety of housing options available to
consumers with different circumstances. 

A similar barrier involving the “density rule” was also discussed.  During its second meeting, the advisory committee
considered examples of “Best Practice” models to include in this report.  One model that was discussed sparked
concern from some members about housing options that do not fully represent the model of fully inclusive community
living that is endorsed by the Supported Living program.  APD’s “density rule”, requires consumers to live in a
complex or subdivision occupied by residents where no more than 10% of residents have developmental disabilities.
This requirement can be and is often waived, and it only applies to people with DD, not to neighbors with other types
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of disabilities.  The goal of the rule is to avoid congregate living situations and group homes.  The ten percent rule is
implemented differently around the state with some area administrators disallowing even complexes that have over ten
percent of any kind of disability. 

The committee considered an alternative perspective about density and housing options.  Some consumers may be
interested to learn about housing options which might not technically meet the requirements of the density rule.  One
case from Hialeah that was discussed in the meeting demonstrates a realistic and affordable homeownership option,
even if it might happen that twenty percent of the owners in the 24 unit complex of condos are consumers with
developmental disabilities.  Such a scenario represents a living situation that is not in compliance with the density
rule.  The group considered whether the report should include best practice models where more than ten percent of
residents have disabilities and live close to one another.  This would broaden the potential housing choices or options
open to consumers, which is one of the ultimate goals of the report.  It is possible, after all, that the Hialeah case and
other potential best practices models could be eligible for a waiver from the density rule.  

B A R R I E R :  L A C K O F O P E R A T I N G S U B S I D Y

Several committee members were housing developers, or involved in the development process.  They agreed that
building housing that is affordable for extremely low income populations requires large amounts of subsidy.  Some of
this subsidy must come during the process of buying land and supplies and during the construction of housing units.
Yet consumers with extremely low income levels of income can pay very little housing costs each and every month.
Many participants agree that those nonprofits who manage rental housing units need additional financial support.
They need operating subsidy to help pay for the ongoing operation and maintenance tasks involved with providing
rental units to ELI tenants.  This is especially needed in Florida.  The presenters at the Florida Housing Coalition’s
ELI Forum (see next page) discussed the operating costs involved in their housing projects in Seattle and Colorado.
Several developers present at this training discussed their surprise to learn that Florida appears to require relatively
high operating costs in comparison with these two other areas of the country.  Increasing property taxes and
insurance costs are one cause.  This topic is addressed more in the next section, related to the ELI Forum.
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LESSONS FROM THE ELI HOUSING FORUM

n conjunction with Florida Housing Finance Corporation’s Catalyst Program, the Florida Housing
Coalition presented an “Extremely Low Income Housing Leadership Forum” in St. Petersburg on

March 27th and 28th, 2007, to discuss resources and challenges involved with housing extremely
low-income households in Florida.  During the training on the first day, and especially at the roundtable

ELI caucus on the second day, participants addressed the challenges and barriers involved with developing
housing for those with incomes below 30 percent of the area median income.  

Several members of the FDDC Advisory Committee actively participated throughout the entire day and a half of
the Forum.  They were joined by several senior members of Florida Housing Finance Corporation (FHFC)—
Florida’s affordable housing state agency—and Coalition staff and board members, including Jaimie Ross, Chuck
Elsesser, Lydia Beltran and Michael Chaney.  

The first day of training was attended by 65 participants.  The presenters discussed their extraordinarily
successful initiatives for developing ELI, homeless, and supportive housing.  The first presenter was
Sharon Lee, director of the Low Income Housing Institute (LIHI) in Seattle, Washington.  Since 1991, her
nonprofit organization has developed over 3,000 units and it manages 48 properties with 1,600 rental units.
Most notably, 75 percent of these units are provided for ELI families or individuals.  Ms. Lee’s nonprofit
organization provides affordable rental housing for people with developmental disabilities, among many other
types of households. An analysis of a LIHI rental development is included in the Best Practices Chapter of
the DDC Report.  

The second presenter was John Parvensky, director of the Colorado Coalition for the Homeless.  This Coalition’s
work highlights a success story of a service provider organization that learned the slow and steady lessons
of housing development.  Their first housing initiative involved a great amount of time, training and patience.
Yet it created only seven housing units.  Since then, John’s organization has developed over 1,000 affordable
housing units for families, students, and homeless individuals.

\\

On the second day of the Forum during the ‘ELI Caucus’, the attendees discussed the following barriers
involved with developing ELI housing units:

B A R R I E R :   L A C K O F O P E R A T I N G S U B S I D Y

John Parvensky, the Forum presenter from Colorado, identified a barrier in Florida’s housing delivery system.  It does
not appear that Florida’s housing funders often offer operating subsidies.  Forum participants agreed that the provision
of housing units for ELI households requires operating subsidies to ensure affordable rent levels while paying for
housing management and maintenance.   The amount of rent that ELI households can afford does not cover routine
operating expenses.  A staff member from Florida Housing noted that the average per unit operating cost for rental
units is $5,000 annually, and a majority of this expense is due to increased property tax and insurance costs.  Some
developers noted that Florida Housing has in the past provided an operating subsidy, along with construction subsidy
for rental projects involving HOME or SAIL funds.  However, many believe that deeper operating subsidies are needed
to meet operating shortfalls that occur after the first several years of renting to ELI tenants.
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B A R R I E R :  N I M B Y  O P P O S I T I O N /  H O U S I N G D I S C R I M I N A T I O N

Both presenters discussed the often-present concern of NIMBY (Not In My Back Yard) opposition to their affordable
housing projects.  On some occasions, neighboring residents near an affordable housing development put up road
blocks when an affordable housing is considered by the planning staff and city or county commissioners.  This NIMBY
opposition poses a barrier to the provision of affordable housing, whether the population served includes homeless
individuals, people with disabilities or other ELI households, or another groups that may face discrimination.  Sharon
Lee starts every project with the goal of avoiding NIMBY opposition.  Her organization makes a concerted effort to win
design awards and create outstanding design.  This effort to win the admiration of neighbors seems to be one
successful counter-measure that reduces NIMBY opposition.

B A R R I E R :  C A P A C I T Y O F T H E D E V E L O P E R A N D ‘ E X P E R I E N C E R E Q U I R E M E N T ’

Some funders of affordable housing require that the developers they fund have a threshold level of prior development
experience.  This tends to discourage the provision of funding to newer nonprofit developers, whom many consider to be
the primary developers of ELI housing units.  

Throughout the Forum event, many participants commented on a central theme: nonprofit organizations are the primary
developers of housing projects focused predominantly on ELI households.  Such nonprofit organizations are mission
driven to provide assistance to a targeted population.  Forum participants mainly agreed in their observation that
for-profit developers of affordable housing do not usually get involved in ELI projects.  More money is required to help
those at lower incomes, and ELI developers often have to patiently assemble layers of financing assistance.  DDC
Advisory Committee member Jack Humburg, for example, noted that his most recent housing project for individuals with
disabilities has five sources of subsidy.

In Florida, many of the nonprofit developers interested in assisting ELI households are relatively new to development
work.  Yet several funders of affordable housing require significant development experience and capacity before
providing money.  The group discussed the example of the Florida Housing Finance Corporation’s (FHFC) Universal
Cycle application, which funds rental housing projects.  Applicants must have prior development experience with two
similar types of developments.  Florida Housing’s staff dispelled the myth that this experience must be as a developer
or co-developer in a Joint Venture specifically on a Tax Credit project.  In fact, this experience does not have to be with
the Tax Credits program, but can be experience with any similar type of affordable housing initiative.  

Despite FHFC’s flexibility about the experience requirement, however, many nonprofit developers fall below this
threshold requirement.  A Florida Housing staff member offered a relevant example from the “Coming Home” Program,
designed by the Florida Department of Elder Affairs to create affordable assisted living units.  The service providers
interested in developing housing through this funding source had very little housing experience.  It was only with
focused assistance from the FHFC and the Florida Housing Coalition that these groups were able to be successful. 

The staff at Florida Housing encouraged the group to remember the importance of the ‘prior experience’ requirement.
FHFC wants to wisely invest its limited resources by providing them to developers with the experience to directly
contribute to long-term success.  Staff outlined the state agency’s goal to grow the experience of nonprofit developers
with set-aside funds for the development of ELI units.  Once trained, the nonprofit developers could go on to compete
in the general pool for Housing Credits and SAIL funding.

During the meeting, attendees discussed possible variations of the development experience requirement.  One
participant from FHFC suggested that it might be possible for Florida Housing to count the development experience of
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the board members of a nonprofit development organization.  In addition, Florida Housing might consider requiring
less experience for those applicants proposing to build smaller projects, since there is less risk to Florida Housing
for developments involving less of the agency’s subsidy money.  Staff noted that the hurricane program that
FHFC offered in 2004 for the development of Special Needs housing had a lowered level of required experience in
comparison with the Universal Cycle application.  The group also considered the benefits of providing newer developers
with concerted assistance.  Florida Housing’s Predevelopment Loan Program is a program that provides technical
assistance to nonprofit developers.  This focused assistance throughout the development process helps to grow the
capacity of developers.  Some participants suggested that other FHFC programs should offer technical assistance to
nonprofit developers. 

No matter how experience is counted and documented, it takes time to acquire.  Jack Humburg suggested that a
nonprofit developer may start building its capacity by working locally before applying for FHFC funding.  Others
commented that new nonprofit developers should start with smaller projects. 

B A R R I E R :  L A C K O F F U L L C O O R D I N A T I O N W I T H F E D E R A L /  O T H E R F U N D I N G S O U R C E S

Many noted that providing affordable housing to ELI households requires some of the highest levels of subsidy.
Layering different sources of affordable housing subsidy is essential.  This discussion echoes the comments of focus
group participants and the advisory committee, who noted that a lack of information hinders efforts to leverage many
resources to attain housing affordability.  Florida Housing’s staff asked the Florida Supportive Housing Coalition to
provide feedback on the following question:  “What can the FHFC do to improve its applications in a manner that
will increase a developer’s chance of also receiving funding from the HUD 811 and 202 programs, and other federal
or private sources of money?”  

B A R R I E R :   C O M P L E X I T Y O F A F F O R D A B L E H O U S I N G P R O G R A M S

The applications for some of the Florida Housing Finance Corporation’s programs are complex.  Program applications
require time and effort to complete in an accurate and competitive manner.  Complexity is partly a function of the high
demand for this funding.  Although the FHFC provides over a half billion dollars each year for the development of
affordable housing, the majority of its programs are over-subscribed.  For example, there is currently three times more
demand than supply for Housing Credits.  All funding decisions are closely scrutinized by applicants, so application
rules become complex in an effort to ensure fair and effective award decisions.   

Program complexity results in some myths and misconceptions about what is and what is not required for FHFC’s
programs.  These misunderstandings may result in significant applicant errors that can eliminate an application from
consideration.  Many forum participants agreed that an applicant—especially a newer developer—often needs to hire
an experienced consultant to ensure that the right money is being applied for in the proper manner.  

The very lack of knowledge of how to find a reliable and experienced consultant may be a barrier to a new housing
developer.  In the past, the Florida Housing Coalition would provide new developers with a list of consultants that
provided assistance on Universal Cycle applications.  However, the Coalition can no longer provide this information,
now that the Universal Cycle application no longer requires an applicant to report those who serve as consultants.
Requiring documentation of consultants on FHFC applications is one suggested solution to address this overall
barrier.  In addition the group considered other solutions.  FHFC staff noted that Catalyst workshops and site visits
should include training on ‘how to locate a good consultant’ and ‘how to create a good Request For Qualifications’.  A
housing administrator from Avon Park suggested that the FHFC could offer a new type of application workshop—one
offered after the application cycle when FHFC staff can provide lessons learned from unsuccessful applications.

 



N E W D I R E C T I O N S F O R T H E F U T U R E •  6 9

APPROACHES THE FLORIDA HOUSING FINANCE CORPORATION HAS
IMPLEMENTED TO FOSTER THE DEVELOPMENT OF ELI UNITS:

• Current Initiative: The Florida Legislature has provided FHFC with $30 million for the development of
ELI housing.  The FHFC will offer this money as an additional subsidy for ELI units in developments
funded with Bond, Tax Credits and SAIL funds.  A maximum of $85,000 of additional subsidy per ELI
unit (above the threshold of ELI units already required) is available as a forgivable 20 year loan at 0%.
FHFC has created a chart for all areas of the state, indicating how ELI is defined in each area.  In some
areas, an ELI household may earn a higher percentage of the area median income (for example in Dixie
County, an ELI household may earn 40% of AMI) than in other areas (in Collier County ELI households
may earn no more than 25% of AMI).  

• FHFC staff offered an example of another avenue for nonprofit developers:  the Preservation Set-aside
currently in the Housing Credits application.  This will support preservation for old properties offering
project-based rental assistance. The group seemed to agree or assume that for-profit developers do not
usually get involved in these types of projects, since it is relatively harder to have a successful project
when working with an existing building rather than building new construction.

• Steve Auger stated that FHFC experimented with the Hurricane program application being “stripped down.”
“We learned some things, but don’t have a finalized streamlined method,” he said.  

• The group considered the option of providing concentrated technical assistance to newer nonprofit
developers that are awarded universal cycle funds.  Steve Auger noted that the Predevelopment Loan
Program is an example of a Florida Housing program that provides technical assistance to nonprofit
developers.  This focused assistance throughout the development process helps to grow the capacity
of developers.  

• For many years, Florida Housing’s Catalyst program has provided free workshop training for Florida’s
development community.  Nancy Muller encouraged input from the group as Florida Housing currently
negotiates on the workshop curriculum to be offered in the next 12 months through the Catalyst program.
She asks participants to look at the current workshop curriculum, and she noted the importance of
ensuring that training is geared to the nonprofit developer. 
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SURVEY OF HOUSING ADMINISTRATORS

he Coalition completed surveys with local government affordable housing administrators across the
State, as part of its research about affordable housing resources.  The information from these surveys

contributes to a comprehensive picture of the current state of affordable housing in Florida and the
assistance provided to people with developmental disabilities.  It provides data about the significant

amount of affordable housing funding controlled and implemented by local governments.

In all, the Coalition received detailed responses with information about 97 local housing programs in 65 of
Florida’s communities.  We achieved an 88 percent response rate on a survey of the 42 communities that received
Hurricane Housing Recovery Program (HHRP) funding due to damage caused by recent hurricanes.
Furthermore, the Coalition surveyed Florida’s 67 counties and 49 Community Development Block Grant
entitlement cities, which receive annual funding from the State Housing Initiatives Partnership (SHIP) program,
Florida’s flagship state-funded affordable housing program.  

gg

R E V I E W O F S U R V E Y Q U E S T I O N S

Encumbered Funds
The surveys identify communities that have not yet significantly expended or committed the funds they received
in July, 2005.  When a SHIP office commits a specific amount of money to help a specific eligible applicant,
that money is considered ‘encumbered’ until the assistance is fully paid for and complete.  At the completion
of assistance, that specific amount of money is then recorded as fully expended.  The task of regularly tracking
the encumbrance of local government housing funds is an important advocacy activity.  It is important to note
that a majority of SHIP programs responding to this survey reported that they still had funds uncommitted to
specific households or projects on the date of their response.  This is of interest to any who are interested in
advocating for the remaining funds to be invested on a particular constituency of eligible households.  The
following chart of survey results reveals that seven SHIP jurisdictions report having over $1 million each in
uncommitted money, while another six jurisdictions have over $500,000 uncommitted.  Notice in the following
chart that several communities have encumbered a large amount of their funds.  Some communities may have
fully committed or already expended their funds, leaving no ‘unencumbered’ funds for additional assistance.
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Lauderhill

Jefferson County

City of Boynton Beach

Martin County

Lakeland

City of Cocoa

Nassau County

The City of Clearwater

City of Sunrise

City of Hollywood

Indian River County

Gadsden County 

Flagler County

Alachua County

Hamilton County

Sumter County

City of Tallahassee 

City of Jacksonville 

Marion County

Brevard County

Calhoun

Miami Beach

ESCAMBIA-PENSACOLA

Leon County

St. Lucie County

St. Lucie County

City of Bradenton

CITY OF HIALEAH

Broward County

Charlotte County

$382,049

$232,500

$392,223

$612,304

$649,683

$107,421

$152,540

$799,162

$239,155

$631,341

$930,319

$363,629

$132,570

$283,000

$150,000

$174,909

$799,847

$1,667,834

$2,159,371

$617,071

$350,000

$0

$2,295,340

$401,449

$525,705

$0

$384,182

$610,279

$1,014,354

$0

$185,150

$117,500

$80,133

$399,956

$139,145

$13,299

$512,273

$0

$193,247

$1, 498, 041.44

$930,319

$363,629

$410,607

$215,000

$200,000

$300,000

$394,526

$4,602,750

$2,350,013

$349,644

$0

$490,105

$1,122,274

$290,602

$0

$0

$638,533

$4,535,559

$1,155,637

Name of SHIP Jurisdiction

What amount of SHIP
05/06 distribution

funds have you
currently Expended?

What amount of SHIP
05/06 distribution
funds are currently

Encumbered?

(continued)
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Hardee County

City of Port St. Lucie

City Of Tamarac

DIXIE COUNTY

City of Titusville

City of Deltona

Marion

City of Melbourne

Daytona Beach

Osceola County

City of St. Petersburg

Pinellas County

City of Fort Myers

City of Tallahassee

City of Kissimmee

City of Ocala

City of Palm Bay

City of Fort Pierce

Clay County

Suwannee County

DeSoto County

City of West Palm Beach

St. Lucie County

Seminole County

Pasco County

Jackson County

Franklin County

St. Johns County

$256,000

$544,077

$6,344

$350,000

$0

$298,428

$1,787,673

$157,257

$300,000

$1,091,187

$0

$0

$311,305

$797,191

$302,121

$344,316

$612,953

$256,411

$302,174

$350,000

$0

$675,561

$525,705

$1,834,120

$4,289,137

$177,686

$597,739

$884,239

$350,000

$512,808

$29,820

$350,000

$0

$204,086

$0

$514,456

$110,000

$1,091,187

$136,455

$3,676,555

$85,000

$451,677

$0

$256,288

$177,514

$1,088,734

$0

$350,000

$26,923

$525,705

$1,798,769

$375,000

$253,743

$67,300

$568,049

Name of SHIP Jurisdiction

What amount of SHIP
05/06 distribution

funds have you
currently Expended?

What amount of SHIP
05/06 distribution
funds are currently

Encumbered?
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P U R C H A S E A S S I S T A N C E A N D R E H A B I L I T A T I O N

It is also helpful to know the average amount of assistance that is typically available to help an applicant buy a house,
or repair a house that is already owned.  As noted in the focus groups, the amount of money generally available for
purchase assistance may prevent extremely low income applicants from successfully using the program.  On a limited
monthly income, an ELI homebuyer can only qualify for a small amount of mortgage money.  This, combined with the
amounts of purchase assistance listed below ($32,009 for SHIP assistance and $33,989 for HHRP assistance), may not
be nearly enough to finance the purchase of a home in some of Florida’s housing markets.  

Conversely, the subsidies reported in the survey for rehabilitation and accessibility modifications are significant.  The
average amount of assistance reported in the SHIP survey is $30,875 and is $37,497 in the HHRP survey.  This is
generally enough to address accessibility needs.  Some existing homes and apartments are in substandard condition
and require significant additional repair.  While the average repair subsidy is sizable, each SHIP jurisdiction has
a limited amount of funding for this type of housing assistance.  In some areas, there are long waiting lists for
rehabilitation assistance.

SHIP
What is the average dollar amount of Repair
Assistance provided?

What is the average dollar amount of Purchase
Assistance provided?

$30,875

$32,009

HHRP
What is the average dollar amount of Repair
Assistance provided?

What is the average dollar amount of Purchase
Assistance provided?

$37,497

$33,989

Special Needs Assistance
The survey also illustrates that it is common for local HHRP and SHIP programs to provide priority assistance
to a specific constituency.  Almost fifty percent of respondents indicated that one of more of their strategies
offers priority attention to a special needs group, including elderly households, farm workers, teachers and
residents in target neighborhoods.  However, only a minority of housing programs—24 percent of HHRP
programs and 26 percent of SHIP programs—offer prioritized assistance specifically to households with
members with developmental disabilities.
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SHIP
Does any strategy in your Local Housing
Assistance Plan provide preference or priority
assistance to a specific group of applicants?

Does any strategy in your SHIP Plan provide
priority assistance to people with developmental
disabilities?  

59% Yes

26% Yes

HHRP
Does any strategy in your Local Housing
Assistance Plan provide preference or priority
assistance to a specific group of applicants?

Does any strategy in your SHIP Plan provide
priority assistance to people with developmental
disabilities?  

76% Yes

24% Yes

It is important to remember that a prioritized strategy is not essential in order to provide assistance to this
constituency.  Several communities without any preference reported that they have assisted such households.
Survey respondents identified the number of people with developmental disabilities who have received housing
assistance from each program.  Of the 4272??? total number of households assisted by responding HHRP
jurisdictions, assistance was provided to 150??? households with one or more members with a developmental
disability, a number representing 3.5 percent of the total population assisted with HHRP funds.  SHIP program
respondents assisted over 300 individuals with DD, a number representing 6.4 percent of the total population
assisted with SHIP funds. Even those local Housing Programs without a set-aside of funds for individuals with DD
provided information about the number of consumers with disabilities they have assisted:

Lauderhill

Jefferson County

City of Boynton Beach

Martin County

Lakeland

32

250

27

25

36

3

19

6

2

9

9%

8%

22%

8%

25%

Name of SHIP Jurisdiction

What is the total
number of households
that have been fully

assisted with any type
of assistance?

The Total number of
people with develop-

mental disabilities who
have been assisted in

past 18 months, or will
be assisted in the next

6 months.

The number of DD
households as a

percentage of the
total number of

households assisted.
List this data by

Community

3773 241 6.4%TOTAL FOR SURVEY RESPONDENTS

SHIP Survey

(continued)
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City of Cocoa

Nassau County

The City of Clearwater

City of Sunrise

Sarasota

City of Hollywood

Indian River County

Gadsden County 

Flagler County

Alachua County

Hamilton County

Sumter County

City of Tallahassee 

City of Jacksonville Duval County 

Marion County

Brevard County

Calhoun

Miami Beach

ESCAMBIA-PENSACOLA

Leon County

St. Lucie County

St. Lucie County

City of Bradenton

CITY OF HIALEAH

Broward County

Charlotte County

Hardee County

15

19

23

10

46

25

54

10

5

4

15

15

65

26

80

293

15

285

381

13

10

0

6

353

259

20

34

0

0

0

0

5

0

6

3

0

2

0

1

7

2

18

48

4

0

16

2

0

5

0

13

0

0

6

0%

0%

0%

0%

11%

0%

11%

30%

0%

50%

0%

7%

11%

8%

23%

16%

27%

0%

4%

15%

0%

0%

4%

0%

0%

18%

Name of SHIP Jurisdiction

What is the total
number of households
that have been fully

assisted with any type
of assistance?

The Total number of
people with develop-

mental disabilities who
have been assisted in

past 18 months, or will
be assisted in the next

6 months.

The number of DD
households as a

percentage of the
total number of

households assisted.
List this data by

Community

3773 241 6.4%TOTAL FOR SURVEY RESPONDENTS

SHIP Survey
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City of Port St. Lucie

City Of Tamarac

DIXIE COUNTY

City of Titusville

City of Deltona

Marion

City of Melbourne

Daytona Beach

Osceola County

City of St. Petersburg

Pinellas County

City of Fort Myers

City of Tallahassee

City of Kissimmee

City of Ocala

City of Palm Bay

City of Fort Pierce

Clay County

Suwannee County

DeSoto County

City of West Palm Beach

St. Lucie County

Seminole County

Pasco County

Jackson County

Franklin County

St. Johns County

38

7

15

15

37

47

87

55

0

22

160

20

170

8

18

23

31

48

20

21

17

10

53

255

50

24

71

0

1

3

0

3

11

5

2

0

1

0

0

14

0

2

0

7

0

0

0

6

0

0

5

4

0

0

0%

14%

20%

0%

8%

23%

6%

4%

0%

2%

0%

0%

8%

0%

11%

0%

23%

0%

0%

0%

35%

0%

0%

2%

8%

0%

0%

Name of SHIP Jurisdiction

What is the total
number of households
that have been fully

assisted with any type
of assistance?

The Total number of
people with develop-

mental disabilities who
have been assisted in

past 18 months, or will
be assisted in the next

6 months.

The number of DD
households as a

percentage of the
total number of

households assisted.
List this data by

Community

3773 241 6.4%TOTAL FOR SURVEY RESPONDENTS

SHIP Survey
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Dixie County SHIP

Hardee County

Martin County

Orange County

City of West Palm Beach

Seminole County

St. Lucie County

County of Volusia

The City of Deltona

Okeechobee County

Lakeland

City of Boynton 

City of Winter Haven

Charlotte County

Okaloosa

City of Palm Bay

Lake County

Orlando

The City of Daytona Beach

Hendry County

City of Kissimmee

Glades County SHIP

Lee County

City of Cocoa

City of Delray Beach 

Marion County

ESCAMBIA/PENSACOLA

16

123

196

20

33

16

67

0

45

6

37

1

5

52

82

62

10

125

23

3

0

4

0

13

0

8

712

5

4

6

0

3

5

3

0

5

0

10

0

3

2

1

9

4

4

6

0

0

2

0

0

0

0

0

31%

3%

3%

0%

9%

31%

4%

0%

11%

0%

27%

0%

60%

4%

1%

15%

40%

3%

26%

0%

0%

50%

0%

0%

0%

0%

0%

Name of HHRP Jurisdiction

What is the total
number of households
that have been fully

assisted with any type
of assistance?

The Total number of
people with develop-

mental disabilities who
have been assisted in

past 18 months, or will
be assisted in the next

6 months.

The number of DD
households as a

percentage of the
total number of

households assisted.
List this data by

Community

2152 80 3.7%TOTAL FOR SURVEY RESPONDENTS

HHRP Survey
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Santa Rosa County

INDIAN RIVER COUNTY

CITY OF TITUSVILLE

Polk County

Brevard County

Sumter County Housing Dept.

DESOTO COUNTY

City of Fort Pierce

City of Port St. Lucie

Orange County Government

Osceola County

125

73

1

45

17

46

52

85

43

6

0

0

0

0

0

0

0

0

0

11

0

0

0%

0%

0%

0%

0%

0%

0%

0%

26%

0%

0%

Name of HHRP Jurisdiction

What is the total
number of households
that have been fully

assisted with any type
of assistance?

The Total number of
people with develop-

mental disabilities who
have been assisted in

past 18 months, or will
be assisted in the next

6 months.

The number of DD
households as a

percentage of the
total number of

households assisted.
List this data by

Community

2152 80 3.7%TOTAL FOR SURVEY RESPONDENTS

HHRP Survey

F O C U S I N G A T T E N T I O N O N A P P L I C A N T S W I T H D E V E L O P M E N T D I S A B I L I T I E S

The survey results show that six percent of all SHIP and four percent of HHRP households assisted have a family
member with developmental disabilities.  The results provide further information to help us consider if additional
attention is possible in the future.  From the beginning, the Coalition outlined the following research questions it sought
to answer with its survey results:

• What are the obstacles to increasing the use of SHIP and associated funds to be used for people with
developmental disabilities?

• What are the opportunities that could be cultivated to result in an increased supply of affordable housing for
people with developmental disabilities?

SHIP survey respondents provided helpful feedback to some possible barriers to assisting applicants with DD.  When
asked to identify reasons why they did not offer priority attention to consumers with developmental disabilities, the
respondents selected from a variety of reasons, and many offered additional information through open-ended responses.
The most common explanation state is by communities that do not offer a priority to any group of applicants.  Instead,
assistance is provided on a first come, first served basis.  Some administrators do not consider that they receive enough
funding each year to set-up a system of earmarks or priorities.  In addition, some housing administrators have not
experienced a direct request for assistance or for priority attention from self-advocates, their families, and others in the
disability industry.  The following responses provide a helpful insight into the thinking and policy decisions that affect
local housing programs.
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If you do not offer priority assistance to persons with DD, identify reasons why this is not a focus. 

Not enough
money for

“earmarks” for
special needs
populations

Have not been
requested to
assist people

with DD

Another special
needs group gets

much more
attention

Another housing
strategy receives
more assistance /

attention

The cost of
helping each

person with DD
is too high 

Unaware of the
needs of persons
with DD and how

to assist them.

People with DD
are too small a
portion of the
population to

receive priority
attention

13 9 1 2 2 2 3

Other Reasons:  Open-Ended Response
• “We assist this group through the regular programs and we make special accommodations if needed for

accessibility under rehab and emergency repair strategies.  We also use CDBG public service funding.”

• “We are able to assist DD individuals when they apply. There's no need for priority.”

• “Our program is intended to be very open to any eligible family/person meeting guidelines.  Assistance to DD
and other special needs groups is generally within the housing strategies available generally.”

• “We use CDBG funds for ADA home modifications”

• “Most households that are on disability are very low income and receive benefits under other housing
strategies that seem to fulfill their need.”

• “We use other grant funds to address these needs or they fall within our other strategies.”

• “All extremely low income households are priorities, and applicants with DD are not separated from
physically disabled. All disabled are prioritized.”

• “We offer priority to persons with Special Needs whether or not they have developmental disabilities.”

More helpful data is provided in response to inquiries about whether a disability advocacy group is active in the local
area.  In addition, some housing administrators responded with ideas for what types of assistance could help them focus
more attention on the housing needs of people with DD.
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Do you know
of an active

advocacy
group in your

community
for persons
with DD?

Do you see
future
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to serve this
population?

Telephone
technical
assistance
from the
Coalition

Site visit
training and

assistance
from the
Coalition

Identification
of local

partners to
identify/
support

applicants
with DD

Identification
of funds

with which
to leverage
our SHIP

fundsName of SHIP Jurisdiction

16 Yes 3 3 18 16TOTAL FOR SURVEY
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Yes

Yes

No

No

No

Yes

Yes

No

No

No

No

No

No

No

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

X

X X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

Lauderhill

Jefferson County

City of Boynton Beach

Martin County

Lakeland

City of Cocoa

Nassau County

The City of Clearwater

City of Sunrise

Sarasota

City of Hollywood

Indian River County

Gadsden County 

Flagler County

Alachua County

Hamilton County

Sumter County

City of Tallahassee 

City of Jacksonville Duval County 

Marion County

Brevard County

Calhoun

Miami Beach

ESCAMBIA-PENSACOLA

Leon County

St. Lucie County

St. Lucie County

City of Bradenton
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Yes

Yes

No

Yes

No

No

Yes

Yes

No

Yes

No

No

No

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

X X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

CITY OF HIALEAH

Broward County

Charlotte County

Hardee County

City of Port St. Lucie

City Of Tamarac

DIXIE COUNTY

City of Titusville

City of Deltona

Marion

City of Melbourne

Daytona Beach

Osceola County

City of St. Petersburg

Pinellas County

City of Fort Myers

City of Tallahassee

City of Kissimmee

City of Ocala

City of Palm Bay

City of Fort Pierce

Clay County

Suwannee County

DeSoto County

City of West Palm Beach

St. Lucie County

Seminole County

Pasco County

Jackson County

Franklin County

St. Johns County
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ST. PETERSBURG FOCUS GROUP REPORT

Date: April 18, 2007
6:00 pm to 7:30 pm

Location: APD Office in St. Petersburg

Region/Type: Urban, Central Florida

Facilitator: Jack Humburg, FHC Board member
Lori Kreisle, FDDC Project Advisory Committee member

I N D I V I D U A L S W H O R E G I S T E R E D

Bill Aldinger, DDC Project Advisory Committee member

Tracy Pacer, support coordinator (727) 235-9210, Tpacergirl@aol.com
• Tony Bethune, self-advocate
• Joann Williams, self-advocate

Chad Calhoun coach (727) 544-5020
• Franklin Hicks, consume

Beth Kelzer, support coordinator.
• Mary Bucca, self-advocate (727) 528-0906 mbucca@tampabay.rr.com

Jasmine Allison, coordinator 727-656-2380 jasmineallison@hotmail.com
• Jennifer Jay, self-advocate 

Ryan Krempetz, coach 727 710 1883
• Michelle Berger, self-advocate
• Rose Henry, self-advocate

Carol Novak, FDDC Task Force Member carol23@tampabay.rr.com
• Jonathan Hughes, Ms. Novak’s son 

David Folmer, coach    727 742-4075
• Johann Bedingfield, Self-advocate with CP
• Doug Hayes, Self-advocate with CP

Charm Thometz, FDDC Task Force Member

(continued)

APPENDIX 1
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I N D I V I D U A L S W H O R E G I S T E R E D

Mariann McCormick, self-advocate 
(Maria Taylor is her coordinator:   taylor.mmz1@verizon.net)
1000 Burlington Avenue North #205, Saint Petersburg, FL  33705

Wendy Hertzman, FILC   800 616-4293 

Sheila Lewis,   Caring and Sharing CIL   727 577-0065 x221  

I N D I V I D U A L S I N A T T E N D A N C E :  2 1  T O T A L

Allen Ireland, Lifeskills Office
Barbara Ireland, Lifeskills Office
Edward Williams, Lifeskills Office
Wendi Herzman, FILC and Parent
George Herzman, Parent
Gary Goodwin, Supported Living Coordinator
Tracy Huddleston, Coach
Anthony Bettern, self-advocate
Jamie Weiss, self-advocate
Mary Bucca, self-advocate

Mr. McCormick, Coach
David Folmer, Supported Living Coordinator
James Webster, self-advocate
Ryan Krampitz, Coach
Rose Henry, self-advocate
Chad Calhoun, self-advocate
Glorida Jones, Providence Care Systems
Victoria Flynn, Providence Care Systems
Dale Zinn, APD St Petersburg

FDDC STA F F,  TA S K FO R C E & ADV I S O RY ME M B E R S I N AT T E N DA N C E :
Charm Thometz, FDDC Task Force Member

PROMOTION OF EVENT/ASSISTANCE PROVIDED BY APF & OTHER PARTNERS:
• See attached Flyer, approved by FDDC

Dale Zinn with the Area APD office provided assistance early on.  He hosted the event in APD’s St. Petersburg
office, and promoted the event through email broadcasts to supported living coordinators.  He then provided a short
list of key coordinators to work with, I contacted several coaches and self-advocates in this manner.  Finally, the
staff at the Florida Independent Living Council promoted this and the other three focus groups through their email
list-serve.  A representative of FILC also registered to attend the event. 
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KEY TOPICS DISCUSSED

The Group started with a welcome and introduction by Dale Zinn from the Agency for Persons with Disabilities,
which hosted the event in its St. Petersburg office.  Attendees included six self-advocates from Pinellas and Pasco

Counties, several parents of consumers, and 8 support coordinators. Jack Humburg of Boley Centers and Lori Kreisle
of Abilities introduced themselves and gave some background on what the purpose of the group would be, how
responses would be processed and analyzed within the report being completed for DDC by the Florida Housing
Coalition. 

The general consensus of all present was they wanted to own their own home. While they were not necessarily
unhappy renting if a suitable place was found, the ultimate goal and ideal living situation was ownership.

B A R R I E R S :  

• Lack of Information about Resources:  Where do I start, who can I talk to?  We need ONE number to call.  All
reported that the current system is extremely confusing and discouraging.

o The facilitators provided information about the upcoming HOPE Expo in Pinellas County, which can
help participants to navigate the barriers.  It could serve as a central point for finding assistance
through multiple agencies at one time by visiting the expo hall.

• Lack of Resources: Section 8 is closed, or closed to single persons or not accepted in desirable areas.
Realtors and others who are comfortable with persons with disabilities, assistance programs and willing to
work harder for small deals are difficult to find—if they can be found at all.

• Unaffordable Rental Housing:  Some participants are unable to qualify for decent rentals because of
minimum income requirements set by complexes/landlords.  (4X or 3X monthly rent)

• Barriers to Homeownership:  The general consensus of all present was they wanted to own their own home.
While they were not necessarily unhappy renting if a suitable place was found, the ultimate goal and ideal
living situation was ownership.

o Assistance available for renters does not transfer to ownership.  
o Nearly all wanted to own, but once that was achieved the assistance disappeared.  
o Those who owned reported having to choose between maintaining their home and medical needs

• Barrier caused by Benefits Limitations:  One already owns a house and wants to trade for a condo because of
exterior maintenance but have been threatened with loss of Medicaid because of “assets” during the few
minutes between closings.  Several self-advocates feel constraint to working only part time.  They cannot work
more hours because of benefit issues.  One consumer noted that she is a great saver—she saves money even
while living on only SSI and renting, going through a divorce and wants to own but fears she won’t be able to
qualify for a mortgage equal to her monthly rent because the numbers won’t look right on paper.

• Accessibility Challenges:  Navigating condo board approval for exterior improvements is considered by some
participants to be a huge factor in ending up with a house (exterior maintenance required by owner) vs. condo
where exterior maintenance would have been a non-issue.

(continued)
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R E C O M M E N D A T I O N S :

1. It seems like there is a job opportunity here for a coordinator position for an independent support coordinator
with a real estate license who can navigate, trouble shoot, educate and advocate.

2. Adequately fund programs, allow for rental support to cross over into ownership opportunities (stipends,
section 8)

G E N E R A L C O M M E N T S :

• It gets discouraging because of the length of time and barriers to getting a home.  Self-advocates lose momentum.

• Accessible does NOT equal affordable.  Affordable does NOT equal accessible!

• Affordable units are not close to shopping or other necessary centers to help with community living.

• I want to be in a place where there is “no dope”.

• When looking for a home, my realtor told me I could “sit in the living room in diapers” because the door
to the bathroom wasn’t wide enough for a chair to get through and I would be “fine in the kitchen as long
as I didn’t use the stove”.

• It feels like you are playing a shell game to find appropriate housing.  You have to make extremely quick
decisions or the place will be gone!

• Agencies in Florida work against each other or don’t work together to help.

• All I want is some privacy, to pick my own roommates and maybe a yard.

• It’s important to stay close to the existing support system in place and areas I am familiar with.  

T W O H O U S I N G S T O R I E S

1. One self-advocate is a former home owner.  He went into guardianship in about 1986.  When the roof went
bad on his home in 1994, rather than finding ways to repair it the guardians decided to sell his home.  He
had no choice in the matter and it began a cycle of a struggle to find a suitable, affordable home.  His
current coordinator stepped in, had rights restored and they are again pursuing ownership for the gentleman.

2. Story told by a coordinator of a self-advocate who was unable to attend: Had a Section 8 voucher through
the Clearwater Housing Authority.  Really wanted to own, the coordinator had done the homework to find
out Pinellas County Housing Authority allows vouchers to be utilized for ownership.  The consumer was
accepted into the self sufficiency program, the voucher was transferred.  The tragedy was the complex
where the consumer was living discontinued accepting section 8 vouchers.  The consumer was in the
middle of a lease but the new agency needed a new lease and the complex wouldn’t accept the new
voucher.  A different place could not be found in time and the consumer lost not only the ownership
possibility but the section 8 assistance and has been paying full rent since.
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MARIANNA FOCUS GROUP REPORT

Date: April 16, 2007
6:00 pm to 7:30 pm

Location: Country Inn and Suites, Marianna

Region/Type: Rural, North Florida

Facilitator: Michael Chaney, FHC staff member

I N D I V I D U A L S W H O R E G I S T E R E D

Faye Johnson, support coach 
• Cynthia Holly, self-advocate
• Kevin Just, self-advocate

I N D I V I D U A L S I N A T T E N D A N C E :  1 7  T O T A L

David Stuart, Supportive Living Coordinator 850 718-1405
Liz Stuart, Supportive Living Coordinator 850 718-1325
Cynthia Holly, Self-advocate
Faye Johnson, Supportive Living Coach 850 209-0195
Emerson Bivins, Self-advocate   
Jeffery Bass, Supportive Living Coach 850 354-8495
Velma Finch, Self-advocate

Rachel Smith, Supportive Living Coach
Heidi Perkins, Supportive Living Coach
Melody Smith, Supportive Living Coach
Tiffany Johnson, Supportive Living Coach
Gina Deel, Supportive Living Coach
Natalie Hardy, Supportive Living Coach

PFDDC STA F F,  TA S K FO R C E & ADV I S O RY ME M B E R S I N AT T E N DA N C E :
Latarsha Williams, FDDC Community Living/Service Coordination Program Manager
Allison Cruz-Mitchell, FDDC Deputy Director of Programs
Lynne Daw, Area 2 Program Administrator for the Agency for Persons with Disabilities

PROMOTION OF EVENT/ASSISTANCE PROVIDED BY APD AND OTHER PARTNERS: 

• See attached Flyer
Ms. Lynne Daw and her APD staff person in Marianna, Sandra Harrison, provided assistance early on, suggesting
Marianna or Panama City as location options and then identifying meeting spaces.  Ms. Daw promoted the event through
two sets of email broadcasts to supported living coordinators.  She then provided a list of coordinators and I called ten
of them, along with several referrals.  Ms. Daw also made calls to further promote the meeting.  I also made two attempts
to spread word through the local Family Care Council contact person.  Finally, the staff at the Florida Independent
Living Council promoted this and the other three focus groups through their email list-serve.  

(continued)
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KEY TOPICS DISCUSSED

Three self-advocates were present:  Emerson Bivins, Velma Finch, and Cynthia Holly.  In each case, the
self-advocates were accompanied by their support coaches.  There were no family members of consumers in

attendance.  The group included a number of support coaches, who directly represent seven consumers who were
not present.  Mr. Bivins, Ms. Finch, and Ms. Holly shared about their housing needs and living experiences, while
the other participants shared stories of their experiences working with self-advocates on housing matters.  

The Living Options represented by most consumers in this area is rental housing.  Many consumers live in a one
bedroom apartment, a frame-built house or a manufactured house.  Some consumers--represented at the meeting by
their coaches or supportive living coordinators--own their homes, a topic addressed in detail below.

The group identified the following barriers to restrict the housing options for people with developmental disabilities:

A F F O R D A B I L I T Y B A R R I E R S
Land costs were identified early on in the meeting as a primary cause of housing costs increasing.  Gina Deel
noted that Marianna and Jackson County are currently experiencing a period of growth and development.  As
with other parts of the state, housing costs have increased significantly, especially in the past five years.  Lack
of affordability applies to several different housing options:

A. UNAFFORDABLE RENT

Gina Deel voiced concern that landlords seem to be hesitant to participate in the Section 8 voucher program.
She also outlined the case of one self-advocate who recently had her rent increased to $1200 monthly.  She
and other coaches commented on their frustration with landlords who base their rent on what they know of
APD’s guidelines for stipend money.  They seem to know that more rent subsidy may be available, so
they increase their rents to levels above the fair market rate.  A majority of consumers get some form of
rent stipend.  It might be $40 a month or more.  This is totally contingent on availability of money and an
individual financial analysis that is quarterly updated.  

The subsidies referenced are the start-up and stipend money that some APD Areas have available to supple-
ment a person's income. These funds are through general revenue dollars that each Area office may have
available. The maximum allowable monthly amount of a monthly stipend is the maximum SSI amount a
person may receive.  In order for a consumer to received this resource, the supported living coach must
annually submit a financial profile ( i.e. budget) and a stipend application.  The Agency provides this
assistance once the applicant has fully tapped other funding available, including foodstamps, AFDC
payments, rental assistance programs, etc.  These stipend funds are limited as these are un-matched IFS
dollars appropriated through the Florida Legislature, are  non-recurring funds and are also used to provide
limited services to some who cannot be served through the Medicaid Waiver program. The amount of stipend
dollars vary around the state dependent upon the commitments in each Area's budget. Subsidies can be used
for start-up costs ( rental deposits, utility hook-ups, initial grocery/household equipment, furnishings) and
ongoing expenses ( rent, utility/phone payments, etc.) The amount provided to each person is individually
determined based on the financial profile and needs of the person. These approved amounts are reviewed on
a quarterly basis to assess whether the need still continues. For example a stipend may initially be needed
because the person is not currently working. However, if the person then obtains employment, the stipend
may no longer be needed. The money saved is then used to assist another individual in need of this
financial assistance.
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In addition to the financial subsidy provided to consumers by IFS dollars, APD’s process provides additional
assistance.  Quarterly meetings are required to those receiving stipends.  While this meeting includes a review
of the household financial situation, it also provides an opportunity to conduct a physical inspection of the
unit and help the self-advocate identify and plan to address any necessary repairs.  The review process
also confirms that application has been made for Section 8 housing assistance, along with several programs
providing additional financial assistance. 

B.  UNAFFORDABLE MORTGAGE PAYMENTS

Cynthia Holly told her own story about applying twice for home purchase assistance in Marianna.  On the first
occasion, she was qualified for an affordable first mortgage from the Rural Development USDA program, along
with $40,000 of down payment assistance from a developer using HOME subsidy.  However, the availability of
this $40,000 HOME subsidy changed before construction of Ms. Holly’s home commenced.  The second
purchase opportunity—involving SHIP funding and a local commitment from the City of Marianna—also fell
through.  In both cases, Ms. Holly lost a significant source of subsidy and was unable to affordable make up
the difference with a higher mortgage.  In the case of the $40,000 HOME subsidy, the house sales price
was $89,000.  With the $40,000 subsidy, Ms. Holly could have afforded to make monthly payments on the
relatively small first mortgage of $49,000.  However, on her limited income, no lender would qualify her to
borrow the full $89,000 of the sale price.  

Many coaches told about several self-advocates who have benefited from Jackson County’s SHIP purchase
assistance program.  However, these examples of purchase pre-date the significant increase in housing costs in
Florida, especially during the past five years.  In fact, to the best of the group’s recollection, the last individual
with developmental disabilities to received SHIP purchase assistance purchased a house in 2002.  Faye
Johnson told the story of this last self-advocate she worked with to purchase a house.    The story is notable
since it illustrates the difficulty of purchasing a home, even with housing prices at the lower prices from 2002.
Two things make this homebuyer’s story fortunate and uncommon.  First, she was able to buy an unusually
low-priced existing house for $41,000 in Chipley.  SHIP purchase assistance money reduced the amount of
the buyer’s monthly mortgage payment to an affordable level.  Second, after three years on a waiting list, the
new home owner next received SHIP repair assistance, which was desperately needed for the unit, as reflected
in its low sales price.

C. UNAFFORDABLE UTILITY COSTS

Utilities are expensive.  Velma Finch mentioned that on some occasions, the utility bill for her frame house
comes close to the level of her $450 monthly rent.  The coaches with her indicated that this was largely due to
the condition of her home. Attempts to have the landlord make repairs to the home have been unsuccessful up
to this point.

D. UNAFFORDABLE PROPERTY TAXES AND INSURANCE

In recent years, property taxes and insurance costs have increased.  Natalie Hardy also commented that
insurance cancellations can be even worse than increasing premium costs.

B A R R I E R S T O H O M E O W N E R S H I P L O N G E V I T Y
Beyond the topic of affordability, some self-advocates experience other barriers that threatened their ability
to own a home, without losing it after several years.  Tiffany Johnson discussed her experience with a few
self-advocates who have had behavioral problems that required them to live in a group home again after
purchasing a home.  The self-advocates were not able to continue to pay the home mortgage, since their
monthly income was required to be dedicated to the monthly costs of living in the group home.  In addition,
consumers may not be able to handle all of the responsibilities of a home owner such as lawn work and
housing maintenance that might be unavailable from family members or friends. (continued)
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T R A N S P O R T A T I O N A N D H O U S I N G A F F O R D A B I L I T Y
Transportation becomes a significant factor affecting housing decisions for consumers who do not drive.
Consumers generally want to live in town.  Most of the coaches at the focus group work with consumers living
and renting housing in Marianna, where they can be close to stores and services, their friends, or their jobs.
Homeownership becomes all the more unaffordable when you consider that many consumers would prefer a
home within the city limits, where fewer affordably priced homes are for sale. 

A C C E S S I B I L I T Y
As self-advocates and family members consider their housing options, a lack of truly accessible housing
units is considered a significant barrier.  A lack of ramps in many housing unit makes it ineligible to be
rented by some consumers before you walk in the front door.  In other occasions, inaccessibility to especially
notable with narrow hallways and doorways, as well as in bathrooms with bathtubs.  In many cases, landlords
are unaccommodating or hesitant to invest money in accommodations—or even general home repairs.  This
discussion of accessibility segued into a larger discussion of “Lack of Financial Resources”

L A C K O F F I N A N C I A L R E S O U R C E S
The coaches and coordinators discussed their frustration with a lack of financial resources.  The first part of this
discussion focused on purchase and rental assistance.  USDA’s Rural Development mortgage program seems
increasingly unable to finance very low income applicants.  In addition, the local Section 8 is overloaded with
applicants waiting for affordable rental units.

The second part of this discussion focused on financing for accessibility modifications, especially for
ramps.  The Jackson County SHIP Rehabilitation program provides this assistance, but there is currently a
long waiting list.  Similarly, churches advertise their resources, but it is common that these resources dry
up right when a consumer applies for them.  However, Emerson Bivins and Velma Finch both reported that
they have benefited from repairs provided by Good Sheppard, a long nonprofit organization.  

There is also a need for more APD resources for consumers in apartments in the Marianna area.  Liz Stuart
indicated that the Medicaid handbook which outlines the specific definitions and limitations of Medicaid
Waiver funded services has been revised in recent years.  This has resulted in a reduction in the total
allowable amount of environmental accessibility adaptations allowed to rental property with a cap of $3500.
The group discussed the details of the Medicaid Waiver program in providing payment for home modifications
changing. The Handbook states that "Environmental Accessibility Adaptations" (EAAs) shall be separated
into two categories: Minor adaptations costing under $3500 for all adaptations in the home. Major adaptations
shall include those adaptations that are over $3500. Total EAA cannot exceed $20,000 during a five year
period."

Rental property is limited to minor adaptations, with its $3500 cap, as well as a requirement to first determine
what the landlord will provide and obtain the landlord’s written approval of the renovations. In the Marianna
area, many in the group reported that landlords are uninterested in paying for or authorizing any accessibility
modifications.  As an alternative, they may agree to the modification, but raise the monthly rent to offset the
repair costs.  In such cases, rents may exceed an affordable level.  
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L A C K O F F A M I L Y S U P P O R T
In the Jackson County area especially, most of the group agreed that self-advocates either have no family
members or their families are not a significant part of the self-advocate’s circle of support.  It is notable that
Jackson County is the location of Sunland, one of the remaining Developmental Disabilities Institutions
(DDI’s) for consumers in the State.  Many of the residents of this facility have lived there since a young age
and lost any family contact. As a result, when they transition out of the institution, many live in the local
community.  Without a network of family support, these individuals are more reliable on paid supports and
services in order to be successful in living on their own.

H O U S I N G D I S C R I M I N A T I O N
The facilitator asked about whether discrimination is a problem in the area.  Several coaches responded
that they have witnessed this in the past.  Two participants provided more detailed stories, which they have
followed through on to ensure that fair housing law is enforced.  Liz Stuart told of two self-advocates moving
out of Sunland into a house for rent.  The president of the Neighborhood Association threatened to file an
injunction or legal hearing to prevent the self-advocates from living in the neighborhood.  Faye Johnson next
described a landlord who demanded excessive and discriminatory rules and regulations and hoops to jump
through.  Her consumer ended up renting elsewhere, but the landlord was reported.

D E N S I T Y R U L E
Several coaches consider the Density Ratio requirements problematic.  This attention to the density of
consumers living throughout the community helps ensure that individuals are afforded housing choices.  It
prevents supported living providers from simply placing consumers they serve into one apartment complex
for convenience. APD does commonly provided waivers to this rule.  In order for the waiver to be granted,
the supported living coach has to provide documentation of other sites reviewed before the person decided
to live in the location where the density is exceeded. Reportedly in Area 2, there has never been a situation
where a density waiver was denied. However, this waiver must be re-evaluated each year, and the coaches
invest time in the paperwork for this annual evaluation.  The process is not burdensome.  Annually each
coach is requested to provide the Area office with a list of all self- advocates served in supported living
arrangements along with their address and date of move.  The Area office reviews the database of supported
living consumers to review potential density issues.  If there are no problems with density, the supported
living coach is given a letter documenting this review which is placed in the consumer file. If density issues
are noted, the supported living provider has to request a waiver of the density rule on behalf of the
consumer.  This request is reviewed and, if approved, signed by the Area Administrator and returned to
the supported living coach for the file. this process continues on an annual basis.  If a pattern appears to
develop ( i.e. a coach moves all of the individuals they support into the same complex) individual
discussions with self- advocates would be continued to ensure a choice of living situations was provided.

During the discussion of exceptions grants to the Density Rule, another type of exception was discussed:
“Exceptions to the Housing Standards.”  Prior to assisting a person in signing a lease, the supported living
coach must conduct a housing quality standards inspection of the home.  If some elements of the home do not
meet the minimum guidelines, the coach may request an APD exemption of the standards.  However, these
exceptions are not typically granted, since most exceptions represent building violations that could pose a
health or safety threat for the resident.  These are not considered good living units, and the Agency for Persons
with Disabilities keeps track of these units while encouraging coaches to continue searching and assisting.

(continued)
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“ Y O U R D R E A M H O U S E ”  O R “ D R E A M L I V I N G S I T U A T I O N ”  
The focus group ended with each of three participating self-advocates sharing details of their ideal living
situation.  Emerson Bivins wants a two bedroom, two bath home to own.  It should be in close proximity to where
his friends live in Jackson County.  Velma Finch wants to own a four bedroom house for herself, her partner and
three children.  It can have a relatively small kitchen, but should have a big living room.  She wants to be able
to own a place where she can have a pet, and she wants to live in the country.  Cynthia Holly wants to continue
towards her goal of homeownership.  She wants a place on the West side of Marianna, close to the stores and
her job.
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FT. MYERS FOCUS GROUP REPORT

Date: April 5, 2007
10:00 am to 1:00 pm

Location: APD Office, Ft. Myers

Region/Type: Urban, Southwest Florida

Facilitator: Gladys Schneider, FHC staff member

I N D I V I D U A L S W H O R E G I S T E R E D

Two families registered, but were later unable to attend. 

I N D I V I D U A L S I N A T T E N D A N C E :  9  T O T A L

Amelda Span, WSC Ind. (support coordinator)

Virginia Ockendon, WSC Ind. (support coordinator)

Spencer Edwards (Health Planning Council of SW Florida)

Lynn James (parent, CMS, FRC)

Bob Steinbrenner (staff-Agencies for Persons with
Disabilities)

Barbara Hartman (Career and Service Centers of SW
Florida, Board member, Goodwill Industries of SW
Florida)

Drew M. Macy (staff-Agencies for Persons with
Disabilities)

Marsha Vollmar (staff- Agencies for Persons with
Disabilities)

PROMOTION OF EVENT/ASSISTANCE PROVIDED BY APD AND OTHER PARTNERS: 

• See attached Flyer
Marsha Volmer, program director of the APD Area 8 office, provided a meeting room and promoted the event broadly
among her contacts.  The Coalition scheduled the event at a convenient time in the middle of the day, and provided
lunch for participants.  Finally, the staff at the Florida Independent Living Council promoted this and the other three
focus groups through their email list-serve

(continued)
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KEY TOPICS DISCUSSED

Nine individuals participated in this event.  There were no consumers, but one mother participated.  In addition,
three staff people from the APD Area 8 office participated, along with two support coordinators.  

Main Summary of Points and Areas of Interest (these notes are a summation from the perspective of Gladys Schneider
based on the input provided by those present.)

S U M M A R Y
The main points of consensus are:

1. There is need to continue to build effective relationships with the community housing providers.  It could be
possible for the APD to work directly with the SHIP program to manage a set-aside of funds for this popula-
tion.

2. There is a lack of awareness of housing resources and programs.
3. Training and technical assistance are greatly needed on housing programs.  There is need for the guide on

housing resources to be updated. (This was published several years ago for the area and it included programs
and contact information.)

4. Housing strategies are adequate but the funding levels are too low for people of this income bracket.
5. There needs to be funding for rehabilitation and maintenance once people get a home.  
6. Individuals and support coaches and coordinators need to become more directly involved in the housing

delivery process.  Relying on Section 8 alone is not adequate.

F R O M T H E PA R E N T ’ S P E R S P E C T I V E
1. This mom has a 16 year old son with Williams syndrome and significant medical problems.  She is a former

support coordinator so understands the systems and programs as well as restraints and barriers.  She is a
parent liaison and advocate and is able to attend her son’s IEP’s or The Agency for Persons with Disabilities
(APD) through the Medicaid Waiver and other programs has the ability to provide adequate services and
programs but putting the right package together can be a lengthy process with a great deal of trial and
error.  There are constant changes being made to different levels of benefits and the ever present threat of the
withdrawal of funding or inadequate funding.  This is due to legislative appropriations and the budget
process.  There is a cliff facing parents when their children no longer qualify for children’s benefits and must
fend for themselves seeking housing.  She would like to have a P.C.A. or personal care assistant.

This parent wants no part of group home living but does seek a setting where her son has safe, decent
housing with supports available as needed.  A duplex would be an ideal setting for her as she is low income
herself, where she would occupy one side and her son the other side of the unit.  Her experience in seeking
housing from local providers is that of encountering rude clerks who told her she would have to wait with her
son in a line that opens only one day a year to try to get on the waiting list for Section 8 rental assistance.
She was also told she would have to come back every day to attempt to get assistance as they only take a
certain amount each day and then close up.   It is extremely difficult to wait in line with a person with a
disability.  She was unaware of the SHIP program or other funding sources not related to Section 8.  (Ft. Myers
Community Redevelopment Agency manages Section 8 in Ft. Myers)  This parent does not know the impact
of housing assistance on her benefits planning matters.  
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The programs that are working for this parent include the Medicaid Waiver with behavioral intervention,
Project Transition with the Lee County Schools, and the Family Care Council Children’s Medical Service.
The CDC or Consumer Directed Care is a type of waiver that is essential.  There are 900 people on this
waiver in Florida and it is very flexible allowing the needs assessment to be connected.  The Individual Cost
Guidelines (ICG) causes a lot of problems statewide because it is an overly simplistic system of allocating
funding to various services which is in actuality very complicated from region to region.  This method is a
deterrent to quality support providers entering the industry as there is so much uncertainty about being
compensated fairly.  These guidelines result in inadequate funding for services needed.  Other points- she
looks for job training that is not “sorting paperclips.” 

S U P P O R T C O O R D I N A T O R S
2. The support coordinators cover an area encompassing five counties.  The Area 8 APD office is able to

provide a one time $2,000 stipend to pay for move in costs.  In today’s market this does not come close to
being enough to pay the first and last month plus deposit.  It was adequate at a time when the apartment
complexes had “move-in” specials.  They have made use of the FEMA housing that was available in Port
Charlotte after Hurricane Charley.  They were very surprised to learn that a household of two married
consumers made too much money to qualify for a Habitat for Humanity home in Charlotte County.  The dream
of homeownership looms large for some consumers.  The support coordinators concur with the statement that
the ICG (Individual Cost Guidelines) result in inadequate funding for services.  The two supported living
coordinators indicated that they have had success using the Housing Locator.  For the group in general, there
is a lack of understanding of local housing programs.  They just knew about Section 8 assistance..  

S T A F F F R O M A G E N C Y F O R P E R S O N S W I T H D I S A B I L I T I E S
3. Staff recognizes that the one time stipend is no longer adequate to cover move in expenses.  They have seen

a depletion of available rental units since the condo conversions took place on a wide scale.  Many people
were displaced when these rental apartment complexes were sold, vacated, rehabilitated and put back on the
market for sale.  The purchase prices were too high for extremely low income people to obtain.  They see the
need for a minimum three month planning process needed when an individual is living at home with family
and transitioning to supported living.  There is a bottleneck at the last minute (when the 3 months of program
supports are going to run out) when the individual then tries to get a home in the community.  Another issue
is establishing credit as even rental apartments require some credit history.  Often the paperwork is not done
when the planning period is over.  

Home modifications are a constant issue.  Some households are over income for the loans or the rental unit
exceeds the fair market value.  They also see modification requests that are over the maximum allowed.
There is always a need for contractors to do the work.  They would like to continue to work with the county
and city on their programs for barrier removal.

The Goodwill Industries HUD 811 housing units (over 100 in the area with very low rent) are not available
for supported living but the parent present thought they would be worth looking at if they are not a group
home.  Since all residents of these small apartment complexes (12 to 14 units) must have some type of
physical or other disability, they do not meet the density requirements of the supported living program.
However given the constraints in finding decent community based housing, this option could be explored.

The staff person from the medical services agency described how persons with HIV/AIDS are provided
assistance for independent supported living.  The group was amazed at the simplicity of the system and the

(continued)
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“smart” benefits such as payment of health insurance premiums.  These providers have the same problems
finding housing but the agency has case workers who maintain an inventory of available units rather than
expecting the support coordinators to do so.  The use of the Housing Locator Service provided by the Florida
Housing Finance Corporation has been helpful to all.  

The supported employment system could use some help in the area.  There are few jobs right now.  The Career
and Employment Center works with people with disabilities and training.  

In this area, Gulf Coast Center, one of the state institutions, is due to close in 2010.  While efforts have been
made to seek housing in the area, there are no comprehensive solutions in sight.  

The group would like to see a “Housing Resources Guide” specific to the area and the support coordinators
and staff would like to have training on using affordable housing resources.  They would like the training to
be a regular part of their continuing education.  

The group is concerned about threats to the “homemaker” funding- this allows for in home help that is
essential in living independently in the community.  
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PLANTATION FOCUS GROUP REPORT

Date: April 16, 2007
6:00 pm to 7:30 pm

Location: Holiday Inn of Plantation, near Ft. Lauderdale

Region/Type: Urban, Southeast Florida

Facilitator: Lydia Beltran, FHC staff member

I N D I V I D U A L S W H O R E G I S T E R E D

Sabrina Kemp, Coach     skemp@arcbroward.com 954 579-8629
• Annette Drayton, self-advocate

Jennifer Bastidas, self-advocate with CP (954) 970-9383   
3990 NW 42nd Aven   Lauderdale Lakes 33319

Carmen Rivera, coach    954 551-6060
• Ashley McGee, self-advocate (954) 548-6512 or 448-6512 

Winsome DeLisser, coach
• Sharon Simpson, self-advocate (954) 739 5572
• Christopher Christinet, self-advocate (754) 234-6867

Susan Morantes, Director, Community Relations   Dan Marino Foundation
P.O. Box 267640, Weston, FL  33326     954-888-1771, ext. 107

Ed Rousseau,  DDC Project Advisory Committee member

Robert Goodman, Self-advocate with CP     954 967-9981     rgoodlobby@aol.com

I N D I V I D U A L S I N A T T E N D A N C E :  1 7  T O T A L

Michele Martinez – Self-advocate
Annette Drayton – Self-advocate
Mr. Chris Christinat – Self-advocate
Yvonne Detan – Parent
Meryl Sherris – Parent
Belkis Almeida – Family Care Council and parent
Jane Geraci – ARC-Broward
Elmire Burgess – ARC-Broward

Racheal Alum – ARC Broward
Sabrina Kemp – ARC Broward
Ryan Murphy – APD
Jane Crowley – CRS
Jen Bastidas – APD Employee
Lisa Morrison – PCA
Martha Martinez – APD Area 10

(continued)
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FDDC STA F F,  TA S K FO R C E & ADV I S O RY ME M B E R S I N AT T E N DA N C E :

Ed Rousseau, DDC Project Advisory Committee member
Michelle Martinez, FDDC Task Force Member

PROMOTION OF EVENT/ASSISTANCE PROVIDED BY APD AND OTHER PARTNERS: 

• See attached Flyer, approved by FDDC
Ryan Murphy from the Area APD office in Ft. Lauderdale provided assistance early on and offered the APD office as a
location for the training.  However, the training would extend past 7pm and the APD office would be closed.  Mr. Murphy
then identified an ideal and accessible meeting room nearby at the Holiday Inn located in Plantation.  Mr. Murphy and
the support coordinators promoted the event through email broadcasts to supported living coordinators, coaches and
consumers.  In addition, the staff at the Florida Independent Living Council promoted this focus group and the other
three focus groups through their email list-serve.

KEY TOPICS DISCUSSED
B A R R I E R S T O H O U S I N G I D E N T I F I E D B Y PA R T I C I P A N T S :   

• Access to Information: When calling FHFC about its homebuyer assistance program, the individual
was eventually transferred to other lines as no one seemed to be able to provide necessary homebuyer
information. 

• Discrimination: A case manager gave an account of experience in Tamarac describing the denial of
services for an individual with special needs.  The actual reason that the individual was denied assistance
was never disclosed.  The tenants association attempted to deny the unit to the applicant due to the
“applicant’s condition.” The association requested letters stating that the individual with special needs
required medical assistance twenty-four hours a day, seven days a week.  The property management has yet
to provide an answer regarding the refund of a $200 deposit.  This has been on-going for several months.  An
individual attending the focus group asked for assistance in addressing the issue.  

• Affordability Barriers: Limited income of homebuyers will not cover mortgages which are high, in
addition to maintaining the house, insurance costs and taxes.  If an individual attains a co-signer on the
mortgage in order to afford the unit, Benefits Planning becomes a target.

• Barriers involving Benefit Limitations: An individual expressed the need for support services, “If I have
a house to live in will I have support services to live in it?“ The individual discussed the necessary partner-
ship of support services and home ownership.  The individuals commented, “You should not have to give up
one for the other.”  ‘The Departments’ were reported as not caring and not coordinating support for multiple
programs.  The individual states,” when one gets ahead in one program, one is pushed back in other programs.
If one works, one is asked why are you working?”

• Lack of Appropriate Units: The size of a unit and accessibility of a unit were reported as additional
barriers to home ownership.  In some cases, if all accessible units are already occupied, one has little or
no options.
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• Group Homes: When looking for a group home, it is difficult to locate an “accessible” group home. Group
homes are different and do not necessarily meets the needs of every individual.  A group home should
automatically include accessible design. If the purpose of a group home is to facilitate supportive living, the
group homes should be required to be accessible.

• Public Housing Waiting List: (1) If a person has a misdemeanor or has been incarcerated, the individual
is not allowed on the housing authority waiting list. (2) Advertising of an open waiting list is sporadic.
Checking for openings on the wait list through the daily newspaper is not a good option.  In addition, when
individuals are being accepted the wait list can be five to ten years.

• Supportive Housing Program: Supportive Housing Programs seem to be advanced in other states. The
Connecticut model of Supportive Housing includes one or two communities that offer fully accessible
apartments for persons who are disabled. In this model, each apartment is assigned a caregiver and each
caregiver is paid for by the state. An aide stays with the consumer twenty-four hours a day, seven days a week.
This model is not a nursing home or a group home and does include group activities.

H O W H A V E Y O U A C C E S S E D H O U S I N G I N F O R M A T I O N ?

1. Call case manager and individuals
2. Internet info.
3. Housing network – found housing but did not find an accessible unit
4. It’s who you know so network: Best places to find resources are meetings – networking within group settings

– peer assistance – assist each other with networking efforts
5. Rental service that advertises for specific needs  

P O L I C Y R E C O M M E N D A T I O N S :

1. Need to balance housing and support services by creating programs/options that will allow those to work
without jeopardizing their benefits and/or allow for a family member to live with the special needs person in
a homeownership or rental unit without jeopardizing supportive living benefits.

2. Need to assure that all group homes are accessible.

3. Need to increase minimum of accessible units in federally funded housing projects. Five percent is too low.
There are affordable projects being built but very limited number of accessible units.

4. This topic might be considered housing discrimination.  There is a need to address the criminal background
check used by public housing authorities running the Section 8 program.  When reviewing a “misdemeanor,”
a crime committed by a person with a mental disability should be considered in the context of that person’s
disability.  This should influence the evaluation of the person’s eligibility to be placed on a public housing
waiting list.

5. Need to systematically and periodically purge/update the Waiting List of 5-10 years. It is not known whether
persons are still “waiting” or have moved on. What qualifies a person to be on the list or be chosen over
another? There does not appear to be a point system for those persons with special needs. 
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I N T E R I M O P T I O N S :

1. Check Supportive Living Liaison Network’s mentoring program to visit people with special needs who live in
their own homes and find out how they were able to secure housing and services;

2. Benefits Planner - Not everyone knows how to get one and there are very limited number. However, more
resources are being made available and training will be made
In Broward County Faye Bullock is the benefits planner;

3. Develop your Circle of Support – get a realtor if looking to buy a house, get a banker if you want to build a
business world;

4. Conduct in-depth research/inquiries to find better benefits in Florida;

5. APD has a housing subsidy program which helps pay food, rent, cost of living and is exempt from earned
income – Can be in supportive living for 90 days. Supportive living exists in Florida, 7,000 in group homes
and is a growing program;

6. Join the Family Care Council – families and parents in group have gone through 
Meetings 2nd Friday @ 9:30 am  @ 201 West Broward Rm. 408 (no meetings in July); and

7. Family Cafe - Attend to learn more of housing/support services etc. 

G E N E R A L C O M M E N T S :  

One person preferred the term “Special Needs” not “disabled” 

One parent knows of families moving because of lack of services and housing options for autistic family
members. It seems that one has to evaluate the services and assess what state/area is best to live in. 

Florida’s special needs population is exploding and no one is prepared to handle the population.

Florida makes it very hard to put all the pieces together

There seems to be a lack of information for support services and housing such as the Do’s and Don’ts in
balancing both.

It’s just not fair. I want to live independently and I can’t.
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APPENDIX 11

ADVISORY COMMITTEE MEMBERS

• Latarsha Williams,  staff at the Florida Developmental Disabilities Council, • LatarshaW@FDDC.org

• Michelle Martinez,  FDDC Task Force Member, Miramar, Florida • cometm1m@aol.com

• Carol Novak,  FDDC Task Force Member, Tampa, Florida • Carol23@tampabay.rr.com

• Charm Thometz,  DDC Task Force Member, Tampa, Florida • charmt@tampabay.rr.com

• Tonya Neyenhouse,  Social Security Administration regional Office in Atlanta:  resource person.
tonya.neyenhouse@ssa.gov 

• Jack Humburg,  Director of Housing Development & ADA Services at Boley Center, an organization
providing housing services to people with disabilities in Pinellas County. • jackhumburg@boleycenters.org

• Lori Kreisle,  Vice President of Homes for Independence, a nonprofit organization providing home pur-
chase and rental assistance to people with disabilities in Clearwater, other areas of Florida and other states.
LKREISLE@ourpeoplework.org

• Rick Evanchyk,  Staff person at Southwest Florida Goodwill, which manages 11 total rental properties
scattered through several counties. • rickevanchyk@goodwillswfl.org

• Bill Aldinger,   Support Housing Coordinator • Bill.Aldinger@floridahousing.org

• Ed Rousseau, Quality Management Coordinator, Florida Agency for Persons with Disabilities
ed_rousseau@apd.state.fl.us 
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MINUTES: ADVISORY COMMITTEE SECOND MEETING 
APRIL 13, 2007

10:30 AM TO 12:30 PM

Advisory Committee members present:
Bill Aldinger, Dahlia Challenger, Jack Humburg, Lori Kriesle, Michelle Martinez, Shannon Nazworth, 
Tonya Neyenhouse and Barbara Schindler, Ed Rousseau, Charm Thometz, Latarsha Williams

Florida Housing Coalition staff present:
Lydia Beltran, Michael Chaney, Hana Eskra, Gladys Schneider

P R O J E C T O V E R V I E W
The meeting started with a refresher overview of this housing advocacy project, sponsored by the Florida
Developmental Disabilities Council.  Michael Chaney provided an update on the completed deliverables of the
contract.  The FDDC has provided feedback on the completed draft of Chapter One.  One focus group has been
completed in Ft. Myers with three more scheduled for completion next week.  On April 20, a draft of Chapter
Two on Barriers will be turned into the FDDC.  

C H A P T E R O N E :  R E S O U R C E S
Several advisory members provided suggested improvements to Chapter One.  Bill Aldinger noted it is well
written and is a good start to a helpful document.  He recommended providing more information about Florida
Housing’s First Time Homebuyer Program, and committed to providing information on program updates that will
soon take place.  He also recommended not providing specific contact people for Florida Housing’s programs,
since contact tend to change quickly.  Shannon Nazworth recommended adding information about local CDBG
and HOME funds, in additional to the information about the State CDBG program.  Ed Rousseau noted that
more information can be added about the general revenue funds available through his agency that can provide
move-in and start up financial assistance.  

C H A P T E R T W O :  B A R R I E R S
Michael Chaney next provided examples of barriers to affordable housing for people with DD, which are
addressed in Chapter 2 of this FDDC report.  Again, several advisory members suggested improvements.  Charm
Thometz discussed what she sees as a central barrier to investigate: Lack of information and coordination makes
it difficult for families to build homes for their consumers to own.  She recognizes that many families have land,
but need money for rehabilitation or construction.  There is a barrier to effectively helping people navigate what
are the resources available.  

Ms. Thometz also identified a concern about rental housing—some consumers lose their rental units when their
rents increase to an unaffordable rent level.  Lori Kriesle and Shannon Nazworth commented on this topic, since
their nonprofit organizations both from consumers with rental units.  Lori noted her organization has a few dif-
ferent rent structures, but the mission of the organization requires it to work to keep rent levels affordable.  She
also noted that her nonprofit owns its rental units and does not pay property taxes, which in turn makes the rent
more affordable.  
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Several others commented on these barriers to homeownership.  Hana Eskra noted that any home owner is
responsible not only for paying the monthly mortgage payment, but also keeping money in reserve for home
maintenance.  Charm inquired about whether those with DD that purchase a home must pay property taxes.  Lori
and Jack answered that a portion of taxes are reduced for some people with disabilities and full time wheelchair
users may be fully exempted from property taxes.  Bill Aldinger mentioned that the Florida Housing Finance
Corporation is currently working to identify what income levels of buyer can could realistically purchase and
sustain a home.  His research indicates that majority of disabled potential buyers have income in the 50-60%
range of area median income.  Michael Chaney reminded the group that this FDDC project is focused on a sub-
set of consumers: those with extremely- or very-low levels of income.

Bill noted that one fundamental barrier is that the demand for affordable is greater than the current available
resources.  Florida does not have an unlimited pool of resources.  Another barrier focuses on the limited sup-
ply of fully accessible housing.  During the Ft. Myers focus group, Gladys Schneider reported that many partic-
ipants indicated that FAAST’s Loan Program is pretty good at addressing accessibility needs.  

Shannon Nazworth identified as a barrier the mindset among some that there is only one solution to housing
needs.  In fact, there is no one-stop shop for housing solutions.  Consumers have many different situations—
some, for example, have families with resources to help, while others are older and have few family supports.
Charm agreed with this, indicating that the FDDC report should outline a variety of housing options available
to consumers with different circumstances. 

Next, several committee members commented on barriers and potential solutions addressed at the March 27th
and 28th Forum on Extremely Low Income Households, an event facilitated by the Florida Housing Coalition
and sponsored by Florida Housing.  Bill Aldinger indicated that Florida Housing’s director and senior
staff participated in the event.  He appreciated the conversation about the importance of building effective
partnerships with local governments and businesses.  He also recognized that one barrier is a widespread
misunderstanding or lack of awareness of resources available for affordable housing.  Shannon Nazworth
commented on the importance of building the development experience and capacity of nonprofit developers
building ELI housing units.  There is a need for continued education and technical assistance for such
developers.  She added that the group discussed that there is a need for operating subsidy to help maintain
rental units provided to ELI tenants.  Jack Humburg reiterated this last point.  He also noted that he was
surprised that it appears that Florida has relatively high operating costs in comparison with other areas of the
country.  Hana Eskra agreed, noting that property taxes and insurance costs are higher than average in our state,
which affects the amount of rent to be charged on rental housing.  

C H A P T E R T H R E E :  B E S T P R A C T I C E S
Lydia Beltran reported that her research shows a few special needs housing workshop offered at national or
regional conferences.  They offer little specific training on the subject of affordable housing for people with DD.
Latarsha Williams and others agreed that the travel budgeted in this contract could be used for travel to learn
more about individual models of success, rather than just attending one or two conferences.  Lydia noted
Coalition staff has received good responses to their efforts to identify ‘best practice models’ from across the
country.  She provides an example of potential model by describing a homeownership property in Hialeah
operated by a nonprofit organization.  They have rehabilitated a 24 unit complex of homeownership condo units.
Some, but not all of the units are owned by people with disabilities.  The project was financed with SHIP and
HOME funds.  

This sparked a discussion with several members concerned that such a project does not represent the model of
fully inclusive community living that is endorsed by the Supportive Housing program.  Ed Rousseau described
the details of the “10% rule” or the “density ratio”, which requires consumers to live in an area occupied by
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residents where no more than 10% of residents have developmental disabilities.  This requirement can be
waived and it only applies to people with DD, not all disabilities.  The goal of the rule is to avoid “ghetto-ized”
congregate living and group homes.  As a better type of best practice, Ed and Shannon recommended learning
from the work of Bob Lock in Maine. 

Gladys Schneider responded to this line of thinking about density.  She proposed that some consumers may be
interested to learn about housing options which might not technically meet the requirements of the 10% rule.
The case in Hialeah demonstrates a realistic and affordable homeownership option.  She asked if this report
should include some best practice models where more than 10% of residents have disabilities and live close to
one another.  This would broaden the potential housing options open to consumers, which is one of the ultimate
goals of the report.  Shannon agreed with this comment, noting that the Hialeah example is not a group home,
but an example of homeownership units.  Some consumers may not care if some of their neighbors also have
disabilities.  This model is not a group home, where there is intense supervision by staff.  Instead, it is an
opportunity for homeownership.  To ignore such housing options would mean missing a good opportunity to
consider an option that some consumers might want.  Ed and Charm reiterated their support for the 10% rule
and their concern about steering away from congregate living housing options.  

C H A P T E R F O U R :  H O W H O U S I N G D E C I S I O N A R E M A D E
Hana Eskra discussed the content and research methods she will use to write a chapter on how decisions gets
made at the state and local level for using affordable housing program funds.  She will start her research by
interviewing ten individuals from the Florida Department of Community Affairs, Florida Housing and other
state and local agencies.  She will write about the methods for accessing funding from Florida Housing and other
local housing programs.  She will discuss rule hearings and other avenues for providing public input.  

This chapter will outline some “math problems” to demonstrate the amount of subsidy and assistance needed
(for homeownership, and for rental housing) to assist a person with a monthly income that is limited to the $623
provided by SSI.  In this way, the Coalition will demonstrate that a basic solution to addressing the housing
needs of consumers is to advocate for operating support, in addition to construction financing for housing for
consumers.  Right now, this is an uncommon resource for state and federal government housing programs.  

R E C O M M E N D A T I O N S C H A P T E R
Gladys indicated a recommendation that stems from comments at her April 5th focus group in Ft. Myers:  there
is a lack of understanding of local housing programs.  They just knew about Section 8.  This seems consistent
with what Bill said early.  It would be helpful if training was done with APD.  Also, the group suggested
combining APD stipend money with local housing move-in money to leverage enough money to create an
accessible housing unit with an affordable rent.  The parent attending this focus group told Gladys that she
had to work hard to get her daughter’s current package of monthly supports, and yet she know that cuts are
likely to come soon.  Charm responded to this topic by committing to supply some data for this portion of
the recommendations.

The focus group identified that the system for receiving Supported Living assistance is confusing.  The
meeting was attended by a staff person providing supports for people living with AIDS.  As the system for
this constituency has been more newly formed, many at the meeting were interested and excited to hear
about a system that in many ways may function more efficiently than APD’s current system, and is easier to
understand.  Gladys will look into the topic of what options consumers might use supported living funds
for, including payment of insurance premiums.  The recommendations chapter will not focus on recommen-
dations related to Consumer Directed Care, consumer cost guidelines or other programs and procedures.
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Yet the first focus group identifies difficulties in the process of providing supported services.  This is also
a barrier to affordable housing—the lack of a support network can cause a good housing option to devolve
into an unsuccessful enterprise.  Put another way, the affordable housing industry can provide affordable
housing units for consumers, but the housing industry is not involved in the follow up day to day support,
maintenance and upkeep necessary for independent living.  

Gladys also recognizes that the FDDC wants recommendations about specific housing program policies that
should be altered.  Coalition should provide the language for this.  She does not perceive a big disconnect in
the housing delivery process.   There is plenty of money and programs.  Instead, it is a matter of ensuring that
enough resources are devoted to building units for extremely low income households.  Gladys references Bill
Aldinger’s earlier comments on this subject, about the need for education and awareness.  In addition, Gladys
will incorporate Hana’s earlier comments about the need for operating support.  The recommendations
chapter will emphasize the need to remember that policy makers will have to get accustomed to providing huge
per unit subsidies in order to develop units that are truly affordable to extremely low income households.

Towards the end of the meeting, Hana and Shannon address a key point of research to include in the report.
Is there an estimate of how many households are in Florida who have DD and are ELI?  Charm noted that
30,000 getting support services, and another 19,000 households are on wait list.  Another person stated an
estimate of 250,000 households in the State of Florida.  Furthermore, how many consumers want to move away
from family home, and how many want additional housing options?  Bill agreed that policy makers will need
to consider all the facts.  When writing this report and telling the story of this housing need, the Coalition
should give all the information. As much objective information as we can have is important.    The meeting
ended with a brief discussion of Michelle Martinez’s current plan to purchase a condo.  Several noted that
Michelle’s concerns about affording the monthly mortgage payment reflects the housing needs and problems
for other individuals all over Florida.  

F A C E T O F A C E M E E T I N G
A few committee members signed off right before the end of the meeting.  However, the group agreed that July
would be better than June for the next meeting, and Tampa is a good central location for a face to face meeting.
July 16th and 18th are possible dates.  Coalition staff with send out a survey email and then will set the date
and location.
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AGENDA FOR DDC HOUSING ADVISORY COMMITTEE MEETING

10:30 am

10:45 am

11:05 am

11:15 am

11:45 am

11:55 am

12:05 pm

12:25 pm

12:30 pm

Introductions 

Update on Contract Deliverables
• Chapter One:  Summary of FDDC Feedback 
• Survey of Housing Administrators
• 1 Focus Group completed, Chapter 2 in draft form

Overview of DDC Report Sections

• Overview of Barriers Chapter
o Results of Focus Groups
o Barriers discussed at the March ELI Forum.  

• Overview of Best Practices Chapter
o Review some details of a Sharon Lee project involving DD tenants.

Make sure the density of DD folks is not more than 10%.  Review
sources of funding, operating subsidy, support services offered and
lessons learned. 

Advisory Committee feedback on Barriers and Best Practices Chapters

• Overview of Housing Decisions Chapter
o Analysis of housing options with income information for an SSI

recipient

• Overview of Recommendations Chapter 

Advisory Committee feedback on Housing Decisions and Recommendations Chapters

Schedule Face to Face Meeting for the Advisory Committee

Adjourn

Michael Chaney

Michael Chaney
Bill Aldinger
Jack Humburg
Shannon Nazworth

Lydia Beltran

Advisory Committee
members

Hana Eskra

Gladys Schneider

Advisory Committee
members

Friday, April 13, 2007
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BEST PRACTICES

ncreasing housing opportunities for people with developmental disabilities is a challenge
both financially and organizationally.  It is clear from the chapter on barriers to affordable

housing that for households with extremely low income, there is a need for high subsidies to
bridge the gap between cost and ability to pay.  There is also a lack of coordination that prevents

the active engagement of willing partners to address the shortage of affordable housing for people with
disabilities.  However, there are bright spots both in Florida and around the country that can illuminate ways
to design programs that will succeed.  This Chapter will highlight “Best Practices” outside of Florida that
have created homeownership and rental opportunities for people with disabilities. Information was gathered
through an extensive Internet search and personal interviews with select program administrators.  

\\

Despite these challenges highlighted in the Barriers section of this report, there are several case studies and housing
programs across the country that may offer lessons applicable in Florida.  Some may serve as models for addressing
the housing needs of individuals with developmental disabilities. These programs emphasize key components to these
successes that can be applied in Florida.  The central defining feature of these best practices is the presence of a
specific partnership of individuals, agencies, and providers who provide the experience and advocacy that contribute
to successful outcomes.  

The following best practices and case studies are divided into two sections.  The Chapter first explores homeownership
programs, and then focuses on models for affordable rental housing. At the end of each section, a summary identifies
common themes that contributed to the success of these best practices.  Some of the following Best Practices
contain financial information about housing costs, along with the amount and sources of monthly household income.
Some of the cases include consideration of how a best practice in another part of the country applies to Florida’s
housing market.  Some of the cases highlight lessons and consider the replication of the housing program in Florida.
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HOMEOWNERSHIP BEST PRACTICES

S O U T H D A K O T A C A S E S T U D Y

Arlene Poncelet, Executive Director
South Dakota Council on Developmental Disabilities
Phone:  605-773-6369
Website:  www.state.sd.us/dhs/ddc

Ms. Poncelet has included the following case study of a buyer with developmental disabilities in the Council’s
recently published homeownership guide for South Dakota.  The information about Judy is provided by the

Sioux Falls HUD Field Office (Roger Jacobs, 605-731-7693). 

Judy is an young woman in South Dakota who works nearly full time.  She is very active and takes part
in many of the events at the Special Olympics each year.  Judy transitions from living with her parents to
moving into an apartment with a roommate.  She and her parents began exploring the idea of Judy
buying her own home.  They found the Department of Housing and Urban Development (HUD) website
and checked out a few HUD-owned houses.  At the local HUD Office, Judy got information on housing
counseling agencies, down payment assistance programs, first-time homebuyer programs, and other home
buying information.  Judy received help from a Housing Counseling Agency that offers one-on-one
counseling to prospective homebuyers.  After looking at several homes, Judy found one that she loved.
She closed on the loan 60 days later and now enjoys the comforts of her own home.

Buyer’s gross income: About $10,000 annually, $800-850 per month

Purchase Price: $68,500

Monthly house payment $480    
Judy’s annual housing costs are 58% of her annual income.  Also consider that this does not include home
maintenance and repair costs.  It is important to note that Judy must have had a co-signer to qualify for
her loan, since an individual with $10,000 of annual income cannot solely qualify for even $20,000 of
mortgage money from a lender.  This calculation is based on the terms of the 30 year fixed loan she
received at 4.95%, which is a relatively low interest rate.  

Total Subsidy Received: $8000
This is from the local government program.  Twenty five percent of this subsidy is forgiven after 5 years
of occupancy and the remainder is paid back (with no interest) when Judy sells the home.  The buyer’s
only out-of-pocket expense was $500 paid to the seller when they signed the sales agreement as a good
faith payment that was credited to her at closing.
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The type of mortgage financing and purchase assistance outlined in this case study is available in Florida.
The details of this assistance are outlined in the first section of this report on Housing Options.  This case

study may not serve as a good model to replicate in Florida.  Judy’s monthly housing costs are in excess of half
of her monthly income.  The affordable housing community interprets such a situation as a home owner who
is ‘severely cost burdened’.  With such a large, unaffordable monthly payment, Judy could not afford even a
minor increase in property taxes or insurance costs.  This is a tangible and real concern for homeowners in
Florida, who have experienced significant increases in monthly housing costs.  In some cases, such a home-
owner could secure regular assistance from family or friends to pay these higher housing costs.  Consider, how-
ever, the case of an applicant receiving SSI income.  Any outside assistance he or she receives will reduce the
amount of their monthly SSI payment.  

Furthermore, houses in Florida cost much more than in South Dakota.  Instead of a sales price under $70,000,
Florida buyers are faced with purchase costs of $120,000 or more for very modest dwellings.  Yet the income
level of buyers with disabilities in Florida is very similar to Judy’s income.  In order to afford the purchase of
a house, therefore, similar buyers in Florida would need a significantly larger amount of subsidy to make home-
ownership a reality.

REPLICATION IN FLORIDA

T E N N E S S E E “ C R E A T I N G H O M E S I N I T I A T I V E ”

Bob Currie, Program Director
Tennessee Department of Mental Health and Developmental Disabilities
Office of Recovery Services
425 5th Avenue, North
3rd Floor, Cordell Hull Building
Nashville, TN 37243
615-253-3051 (voice)
615-253-6822 (fax)

The Creating Homes Initiative (CHI) provides a variety of housing options to individuals with disabilities.  Housing
options include purchase assistance and affordable rental housing.  The State of Tennessee provides funding to pay

for regional CHI coordinators who in turn help individuals and nonprofit organizations take full advantage of affordable
housing funding from HUD, the Federal Home Loan Bank, private funding, foundations and more.  A summary of fund-
ing sources is included below.  During the past three state fiscal years, CHI has actively assisted 115 homebuyers with
disabilities.  Some, although not a majority, are buyers with developmental disabilities.  During the life of the program,
CHI has provided 5873 units of affordable housing.  The largest amount of these units, 4500, are affordable rental units
that are mostly made affordable using Section 8 rental vouchers and HUD funding for rental construction. 
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In additions to developing housing, the CHI has been able to facilitate a systemic change in the way stakeholders access
information regarding available housing options, housing support services, and housing development. Funded by a Real
Choice Systems Change grant from the Centers for Medicare and Medicaid Services (CMS), the Housing Within Reach
project also uses outreach and marketing efforts to combat the stigma of mental illness and the “not in my backyard”
attitudes in local communities.

S U M M A R Y O F H O M E B U Y E R S A S S I S T E D I N N A S H V I L L E

Purchase Price: $80,000

Buyer’s gross income: $15-20,000 annual income
Most buyers had monthly income from SSI or SSDI, along with some part time earned income.  In one case, two
brothers with disabilities purchased a home together with a combined monthly income of $1200. 

Sources of Subsidy:
The maximum amount of subsidy a buyer received was $50,000, while the average amount was $30-35,000.
Several sources of subsidy were layered together:
• Federal Home Loan Bank down payment assistance provided $15-50,000.
• A Tennessee specific program called “Welcome Home” provided $16-20,000 of down payment assistance.
• The Tennessee Department of Mental Health added another $8-10,000 of down payment assistance in

urban areas.  
• In a few cases, Habitat for Humanity built the homes that were purchased.  As a result of donated land,

materials and volunteer labor, Habitat was able to reduce its sales price to $50,000.

O V E R A L L R E V I E W O F F U N D I N G

The State’s current annual allocation for the Office of Recovery Services which runs CHI is $2,500,000. These dollars
have assisted in the development and leveraging of new federal, other state, and local funds.  The following has been
obtained with assistance of CHI during the life of this program.  It provides funding for the development of rental hous-
ing and also to help with home purchase.

• FHLBank Affordable Housing Program -
$15,168,258

• FHLBank American Dream Home Ownership
Challenge - $215,000

• FHLBank Welcome Home - $433,500
• HUD Supportive Housing Program - $5,477,299
• HUD Continuum of Care - $1,481,353
• HUD Section 811 - $9,986,600
• HUD Shelter Plus Care - $6,419,112
• HUD Mainstream Vouchers - $2,160,467
• HUD Section 8 Vouchers - $6,635,253
• HUD Fair Share Vouchers - $446,172
• HUD Designated Vouchers - $1,152,249
• HUD Rural Housing and Economic Development -

$400,000
• HUD Section 202 - $2,700,000

• HUD / VA / HHS - $2,200,000
• HUD / Metropolitan Development Housing Authority

HOME - $185,000
• HUD American Dream Down-payment Initiative -

$8,310
• TN Housing Development Authority (THDA) HOME

- $11,604,023
• THDA Low Income Housing Tax Credits - $4,250,000
• THDA Section 8 Vouchers - $10,000
• CHI Leverage - $13,476,919
• City of Memphis - $2,465,000
• Metro Nashville - $100,000
• Plough Foundation - $245,000
• Buffalo Valley Development Corporation -

$1,174,000
• Community / Private / Other - $4,616,571
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The first step of CHI is to establish and facilitate new task forces in local communities across the State, which include
representation from the following entities: Tennessee Mental Health Consumers Association (TMHCA), TDMHDD,
Fannie Mae, Homebuilders Association, United Way, Mental Health Centers and Mental Health Social Service
Agencies, National Alliance for the Mentally Ill (NAMI), Housing Authority, Statewide/Regional Mental Health
Planning Councils, Habitat for Humanity, Department of Housing and Urban Development (HUD), Association of
Realtors, Office of Economic and Community Development, Development Districts, Local Government, Foundations,
Business Community, Tennessee Housing Development Agency (THDA), Tennessee Association of Mental Health
Organizations (TAMHO), Behavioral Health Organizations, Faith-based community, Local Banks, Landlords, Housing
Counselors, Supportive Living/Group Home Operators, Federal Home Loan Bank, Federal Reserve Bank, Architects
and Builders, and other interested community persons.

In this case, the purchase price of a home is $80,000 on average, which is much lower than average home
prices in Florida.  Unlike the South Dakota case study, however, these homeowners in Tennessee have

relatively affordable mortgage payments each month.  This has been achieved by securing large levels of
subsidy from a variety of sources.  On average, the amount of subsidy to purchase the house approaches
almost 50% of the overall cost to finance the home purchase.  

One important lesson from Tennessee involves the amount of rental housing that is produced with
involvement from CHI, compared with the number of homeownership success stories.  The amount of
subsidy needed to help a home buyer is more than the subsidy to make a rental unit affordable.  This same
general lesson is applicable to Florida, and this subject is addressed in the next section on how housing
decisions are made in Florida.

The Creating Homes Initiative funds regional coordinators who help individuals and organizations to obtain
funding for affordable housing.  This same type of education and capacity building is currently available in
Florida.  For example, the Florida Housing Coalition regularly offers free trainings on affordable housing
topics, and publishes a quarterly journal with guidance on housing initiatives.

P A R T N E R S H I P A N D C O O R D I N A T I O N
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C O L O R A D O :  B E S T P R A C T I C E S U S I N G T H E S E C T I O N 8
H O M E O W N E R S H I P V O U C H E R

Chris Roe 
Colorado Department of Human Services
Supportive Housing and Homeless Programs
4020 S. Newton St.
Denver, CO 80236
1 (303) 866-7358
Christopher.Roe@state.co.us
www.cdhs.state.co.us/shhp

The Section 8 voucher program, which generally provides renters with monthly rent assistance, also has a program
called the Homeownership Voucher program.  The program, which is referenced in other parts of this report, enables

a voucher holder to stop using the Section 8 voucher to pay for monthly rent, and start using it to pay for mortgage
payments when the voucher holder purchases a house.  Normally the Homeownership Voucher program only provides
15 years of mortgage payment assistance, but it offers an exception to homebuyers with a disability.  They may receive
up to 30 years of assistance.  

The Supportive Housing program, located in the Colorado Department of Human Services (CDHS) has helped many
individuals with disabilities to purchase homes.  The Department operates a statewide public housing authority, which
mainly offers Section 8 vouchers to people with disabilities.  The Department also has a program to help voucher
holders purchase homes.  Throughout the life of the program, 91 buyers have been assisted.  81 buyers still own their
homes, while some have not continued to participate in the program for various reasons.  Of the current homeowners,
35 are voucher holders with developmental disabilities, another 39 are individuals with mental illness, and 7 have
physical disabilities.   The average amount of annual income for these buyers is $10-11,000.

Colorado has 60 regional public housing authorities.  In addition to CDHS’s program, about ten percent of the regional
public housing authorities also offer a homeownership voucher program.  The Colorado Division of Housing operates a
second statewide public housing authority, which also provides vouchers for homeownership.  

S O U R C E S O F S U B S I D Y
The Section 8 voucher provides the largest portion of assistance to the homeowner.  On average, the voucher pays $406
of the monthly mortgage, leaving an average of $440 mortgage payment for the owner to pay out of pocket.  Over the
course of 30 years of monthly payments, the voucher offers the average buyer approximately $140,000 of financial
assistance.  CDHS has observed a trend showing that the monthly amount of Section 8 assistance decreases through
the years as a homeowner’s income increases.

Considering, however, that the average homebuyer has such a relatively low level of income, a significant about of
subsidy is needed to make homeownership a reality—even more than provided by the Section 8 voucher assistance.
Additional sources of subsidy include:

• Additional affordability is obtained through a special 3% interest rate first mortgage.  The “Home Access”
mortgage is provided by the Colorado Housing Finance Agency, along with a soft second mortgage using state
bond funds.  



N E W D I R E C T I O N S F O R T H E F U T U R E •  1 1 5

• Local governments offer HOME down payment assistance.  Other sources of down payment assistance are
offered by the Federal Home Loan Bank’s AHP program ($3500 on average) and the Colorado Division of
Housing ($6000 on average).  Most of this down payment assistance is offered as a forgivable loan in third or
fourth mortgage position.

• In areas served by Rural Development, a low interest 502 direct first mortgage is used. There are not many
buyers who have used this program, however.

SP E C I F I C CA S E ST U D I E S P R O V I D E D B Y T H E CO LO R A D O DE PA R T M E N T O F HU M A N SE R V I C E S

Buyer’s Gross Income

Date Purchased

Cost of Home

Homeowner Payment

Portion of Mortgage paid by

Section 8 voucher

Source Loan Type Amount

$6,540.00

10/4/2002

$104,900.00

$296.98

$129

• Colorado Housing Finance Agency (CHFA) 1st Mortgage $83,920.00
• CHFA Soft 2nd Mortgage $10,000.00
• Purchase Assistance from Division of Housing 3rd Mortgage

$6,000.00
• Purchase Assistance from Federal Home Loan Bank 4th Mortgage

$3,500.00
• Self Downpayment $1,496.00
• Municipality Downpayment Assistance $3,500.00

Buyer’s Gross Income

Date Purchased

Cost of Home

Homeowner Payment

Portion of Mortgage paid by 

Section 8 voucher

Source Loan Type Amount

$15,253.00

4/30/2002

$176,073.00

$253.51

$470

• Colorado Housing Finance Agency (CHFA)1st Mortgage $125,000.00
• CHFA Soft 2nd Mortgage $10,000.00
• Purchase Assistance from Division of Housing 3rd Mortgage

$6,000.00
• Purchase Assistance from Federal Home Loan Bank 4th Mortgage

$3,500.00
• Division of Housing 5th Mortgage $5,000.00
• Family/Friend Gift $26,228.00
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REPLICATION IN FLORIDA

This model of homeownership can be replicated in Florida, and already has been.  The Florida
Housing Coalition has information about a homebuyer with developmental disabilities assisted
with help from Miami-Dade County’s Section 8 program.  Currently, about ten percent of Florida’s

100 public housing authorities have created a program to help voucher holders to purchase homes.  Not
all of these programs are currently active though, and like in Colorado, a relatively small number of buy-
ers are assisted in this manner.  

The key lesson to learn from this model is the importance of securing a large amount of subsidy to help
a buyer with developmental disabilities.  Although Section 8 provides a large and ongoing source of
mortgage payment assistance, even more subsidy is needed through downpayment assistance to make
home purchase truly realistic and possible.

It is important to also remember that Section 8 vouchers are difficult to obtain.  As noted earlier in
this report, in many parts of Florida there are long waiting lists of applicants waiting for a voucher.  In
addition, federal support for the Section 8 vouchers has been steadily declining.  While there is greater
need for more vouchers than in past years, current funding of Section 8 is declining.  

Finally, a successful Homeownership Voucher program must be created an implemented by a regional
public housing authority (PHA) in Florida.  There are no statewide agencies offering vouchers in
Florida, like in the example of Colorado.  Only a small number of PHAs currently offer this program.  In
order to be successful with a home purchase program, a PHA must receive training and ongoing support.
PHA staff are much more knowledgeable about and accustomed to working with rental housing, since
this is the main focus of their work.  To replicate this model, PHAs need help building their capacity on
homeownership topics.

T E X A S H O M E O F Y O U R O W N C O A L I T I O N

Texas Home of Your Own (HOYO) Coalition
1016 La Posada, Suite 145 
Austin, TX 78752
1-800-988-4696 
info@ucptexas.org

Since it began its efforts in 1995, the Texas Home of Your Own (HOYO) Coalition has helped approximately 300
people with disabilities become homeowners and maintain that housing without further assistance. HOYO grew from

a locally based homeownership pilot program to a national effort funded by the Administration on Developmental
Disabilities within the US Department of Health and Human Services.  

In response to complaints from the disability community that the state was not using enough of its ConPlan (HUD
required statewide consolidated plan) resources to address the affordable housing needs of people with disabilities, the
Department of Housing and Community Affairs (DHCA) dedicated funds to facilitate the start-up of the coalition
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HOYO initiative.  The clear linkage between the goals of the HOYO Initiative and the housing priorities documented
in the Consolidated Plan increased the coalition’s access to HOME and CDBG funds for down payment, closing costs,
and accessibility modifications for people with disabilities who become homeowners.  

Despite the lack of affordable housing stock in some areas of the state, the coalition has been able to serve people of
various income levels, including those people with incomes below 30 percent of the area median income.   Led by
United Cerebral Palsy, the strength of the coalition is evident in its track record – to date none of the homeowners have
defaulted on his/her loan or requested emergency housing assistance. 

There are many reasons for the Texas coalition’s success.  Its ability to leverage resources and to get participation
from important stakeholders from both the housing and disability communities is a key factor.  The coalition efforts
have also been built upon the foundation of a shared philosophy that sees the Texas HOYO Coalition as a
‘homeownership program’, rather than a ‘disability program’.  This philosophy dictates that the assistance
provided by the coalition could meet the needs of any homebuyer, and not just a homebuyer with disabilities.
Using this philosophy, the coalition was able to expand its membership beyond the disability community, and
leverage substantial resources for all of the costs encountered by first-time homebuyers.

The Texas Coalition for Home of Your Own shares a philosophy focused on homeownership
rather than disabilities that bind the coalition members together.  The members share a vast
knowledge of the housing system and resources and a strong advocacy commitment to “make
the system work” for people with disabilities.  

S O U R C E S O F P U R C H A S E A S S I S T A N C E

The State of Texas has invested over $850,000 into the coalition’s efforts.  The coalition has also been very
entrepreneurial in securing funding to offset its own operating costs.  Currently, people with disabilities helped
through the coalition are able to access up to $15,000 to use towards down payment and closing costs or up to
$20,000 to use for home modifications and barrier removal.  The coalition was also resourceful in getting donations
of furniture and other home-related goods to help the new homeowner create a home.  Many HOYO coalitions now
offer access to credit through the Fannie Mae HomeChoice mortgage program as well as other mortgage products
that meet the needs of people with disabilities. 

“Additional subsidies for emergency maintenance, property tax reductions of approximately
50% for persons with disabilities, and lenders purchase assistance of $5,000 for first time
homebuyers are some examples that make a difference in homeownership affordability.” 

Otis Larry, Housing Counselor, Texas HOYO
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K N O W L E D G E B A S E

The coalition’s knowledge of government housing programs, policies and financing knowledge is extremely helpful in
engaging local housing officials to support and fund homeownership for people with disabilities.  Although at first the
coalition’s efforts were mainly centered in Austin, the coalition has slowly expanded to other parts of the state and
partnered with more local housing officials. 

The Application Process
Regardless of income, each applicant must be credit worthy to apply for a mortgage to
finance purchase of a home.  In addition, HOYO provides significant education classes and
one on one counseling to prepare homebuyers for their purchases.  The detailed steps
involved in the assistance process are outlined on the organization’s website, at
www.ucptexas.org/texashoyo/process.htm.

C A L I F O R N I A :  H O M E O W N E R S H I P M A D E E A S Y

HOME Homebuyer Education Center
5914 Green Valley Circle, Suite 320
Culver City CA 90230-6949
Phone: 310-258-4051
Fax: 310-649-2033

The Home Ownership Made Easy (HOME) Homebuyer Education Center assists families with purchasing a home and
preparing for demands of homeownership.  Since 1996, approximately 115 consumers have become homeowners

through the HomeChoice Program. HOME develops partnership with approved lenders, works with an array of service
providers, cities, counties, and grass roots organizations dedicated to helping homeownership become a reality for
people with disabilities.  It is through leveraging the federal funds with private lenders that homes may be purchased.

T H E A P P L I C A T I O N P R O C E S S
Homebuyer counseling sessions are tailored to the individual client’s specific needs to further prepare them to meet with
a lender and successfully achieve homeownership.  Support includes:

1. Basic credit building and counseling 
2. Assisting with budget management 
3. Identifying low fixed interest rate loans 
4. Identifying down payment assistance
5. Providing free homebuyer education 
6. Partnering with designated lenders to help borrowers apply for mortgage 
7. Identifying qualified realtors 
8. Working with Housing Authorities that offer homebuyer programs 
9. Working with Cities that offer First Time Home Buyer Programs 
10. Post purchase counseling 
11. Identifying resources for modifications
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S O U R C E S O F P U R C H A S E A S S I S T A N C E
In research conducted for the California Affordable Housing Institute, Bob Laux, of Wild River Realty, Inc. writes
that on its ten year history, HOME has capitalized federal, state and local financial resources of $7,553,000 into
an inventory valued today at $18,370,000.  Buyers generally access credit through the Fannie Mae HomeChoice
mortgage program.  HOME also provides rental assistance based on 30% of an individual’s income, at a fraction of
the market rates, yielding extremely affordable rents. Individuals choose where to live and with whom, while support
services are contracted separately based on individual levels of need. Based on their limited earnings and SSI
income, these individuals would have difficulty affording their housing. Through HOME’s stewardship and full
utilization of capital, it has demonstrated an average savings of $1,121.00/month/property.
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SUMMARY:  KEY COMPONENTS OF SUCCESSFUL

HOMEOWNERSHIP PROGRAMS:

•  L E A D E R S H I P A N D D E D I C A T I O N .   
Successful coalitions have broad-based memberships made up of key actors in the housing and disability
communities and a common vision or philosophy which is committed to helping people with disabilities
become homeowners.  The overall process is coordinated by a lead coalition member supported by personnel
dedicated to the homeownership efforts and overall process.

•  K N O W L E D G E O F H O U S I N G S Y S T E M S A N D R E S O U R C E S .   
A successful coalition has a clear understanding of the existing housing system and resources. It is
important that the coalition members have skills and knowledge to dialogue and advocate with state and
local housing officials and private lenders in order to access the valuable housing resources necessary to
facilitate the movement of people with disabilities into homeownership.  Partnering with a local public
housing authority (PHA) to educate Section 8 rental assistance participants regarding homeownership is
an example of this type of partnership.

•  A S S I S T A N C E W I T H T H E C O S T S A S S O C I A T E D W I T H B U Y I N G A N D M A I N T A I N I N G A H O M E .   
The majority of people with disabilities live on fixed limited incomes, restricting their ability to save
money and eventually increase income through employment opportunities.  Thus, the reality to become
homeowners becomes more challenging. Successful homeownership coalitions acknowledge this fact;
however, collaborations may still be successful in accessing state and local resources to alleviate some
of the financial burden of buying a home along with maintaining one.

•  H O U S I N G C O U N S E L I N G .   
Effective homeownership counseling should include pre-purchase counseling with professionals who have
knowledge of housing and mortgage financing and are also sensitive to the unique needs and issues that
people with disabilities face, such as limited incomes and poor credit histories.  Additionally, housing
counselors should advocate for the homebuyer by serving as the linkage between the homebuyer and the
participating lender.  This lessens what can be a complicated mortgage application and approval process.
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RENTAL HOUSING BEST PRACTICES

The Oakland County Community Mental Health Authority (OCCMHA) began establishing its resources and
relationships with other entities in 1996 through the Public Housing Authorities and disability organizations.  It

originally joined efforts with one PHA and successfully secured 250 new Section 8 vouchers.  In the process of
building its partnerships, it addressed weaknesses by establishing a centralized Housing office to implement a
Housing Plan.  The group hired key staff with experience in affordable housing and staff obtained affordable
housing technical assistance.  In addition, OCCMHA began securing its own funds and developed components to
the rental assistance initiatives including a Bridge Subsidy Program to assist people with disabilities waiting for a
Section 8, a Housing Contingency Fund program to pay for one-time housing related expenses and a Security
Deposit Program. 

To optimize accessibility by people with disabilities, OCCMHA helped the PHAs develop a streamlined Section 8
application process.  Staff provides assistance with completing the housing application and helps with the housing
search process.  Applicants have immediate access to housing stabilization services through Housing Specialists that
are part of the OCCMHA case management staff.  

In further addressing affordable housing needs for persons with disabilities, it will be important to further assess key
components and continue dialogue on a local, regional and statewide level.  Bob Laux’s work speaks of a “policy
imperative” to fully use and prioritize state resources for persons with disabilities. He states that the goal of a Policy
Imperative should include the following:

H Governor’s Office underscoring that basic human rights are granted to persons under the Civil Rights Act
and the American’s With Disabilities Act

H Governor’s Office stressing the need for all State Agencies and Departments to be sensitive to the needs of
persons with disabilities in the allocation of their resources

H Identifying the need to create a service system which allows maximum opportunities for community inclu-
sion and participation, and outlines a directive for all State Departments and Resources to respond to meet
these needs

H Utilizing those resources that promote integration, inclusion and participation for persons with disabilities,
including but not limited to employment, housing development and the use of generic resources

H Assess the potential to re-direct for long-term resources to the taxpayers of California for years to come
H Departments responsible for the delivery of support services to persons with disabilities should provide

education to other state agencies about the current and future needs of these valued persons
H All State Agencies and Departments involved in the creation of economic opportunities (employment, skills

training, education, etc.) in the State need to incorporate the needs of persons with disabilities. They need
to emphasize the need to create economic opportunities and perhaps incentives for employers willing to
accept the challenge of training people with the greatest needs.

M I C H I G A N :  C O M M U N I T Y M E N T A L H E A L T H A U T H O R I T Y
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H A W A I I ,  S E C T I O N  8  B E S T  P R A C T I C E S :
B R I D G E  S U B S I D Y  P R O G R A M  

The State of Hawaii's Adult Mental Health Division's (AMHD) bridge subsidy program began in 1998.  It is
administered alongside the Section 8 Housing Choice Voucher program, which is also offered by AMHD.  The

bridge rental assistance is available to AMHD clients for up to two years or until a Section 8 voucher is available.
When a voucher is issued to a person participating in the program, the AMHD bridge subsidy is re-issued to
another participant. 

AMHD has partnered with Steadfast Housing Development Corporation (SHDC), a private non-profit housing
organization that administers the bridge subsidy on behalf of AMHD. SHDC also offers participants housing
support services, and contacts case managers if a consumer needs clinical assistance. However, participation in
the bridge subsidy program is not contingent on the receipt of supportive services. 

AMHD works closely with both the state PHA and the City and County of Honolulu. Both have worked in partner-
ship with AMHD to facilitate the linkages between the bridge subsidy program and Section 8 - including a waiting
list preference established by the state PHA. AMHD has also worked closely with these PHAs to encourage them to
apply for new Section 8 vouchers, including those set aside for people with disabilities. This advocacy ensures that
people with mental illness have better access to vouchers.  Offered as a bridge to Section 8, it helps more people
move onto permanent housing assistance.

REPLICATION IN FLORIDA

Like In Hawaii, many public housing authorities in Florida report long waiting list.  An individual
may wait for years to receive a Section 8 voucher.  Once obtained, it can provide years of affordable
housing while permitting the voucher holder to relocate as needed.  In Florida, the bridge

program has been replicated on a very limited basis in Broward County.  The Community Development
Office offers the bridge program financed with HOME funds that the County receives as a HOME
Participating Jurisdiction.  This bridge monthly rental assistance helps those who are confirmed to be
eligible for Section 8 eligible while they wait for a voucher.   Due to limited funding, it only assists ten
households annually.
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KEY COMPONENTS OF SUCCESSFUL RENTAL ASSISTANCE PROGRAMS

• ∑A  C O A L I T I O N O F D I S A B I L I T Y O R G A N I Z A T I O N S .
Comprehensive community-based rental assistance initiatives have a greater chance of success when they
involve numerous organizations, which, in the aggregate, can represent the entire disability community. 

• ∑K N O W L E D G E O F R E N T A L A S S I S T A N C E R E S O U R C E S .   
Federal rental assistance programs are highly regulated by HUD and have complex eligibility and program
participation requirements.  Understanding the roles and responsibilities of PHA's and state/local housing
officials helps the disability community to implement more effective partnership strategies.  Knowing more
specifics about the Section 8 program, the HOME tenant-based program, and the Section 811 project based
program builds the capacity of the disability community to propose specific approaches and policies which
will best expand rental housing opportunities for people with disabilities. 

• ∑H O U S I N G S E A R C H A N D H O U S I N G S T A B I L I Z A T I O N .   
Most private landlords are not required to accept government rent subsidies.  People with disabilities need help
to identify willing landlords, negotiate the leasing process, and obtain financial assistance for moving costs.
These costs include security and utility deposits.  As tenants, people with disabilities also occasionally need
help dealing with landlord/tenant problems that can jeopardize tenancies. 

• ∑T E M P O R A R Y R E N T S U B S I D I E S P A I D F O R B Y T H E S U P P O R T S E R V I C E S Y S T E M –  
Can help people with disabilities obtain affordable housing while they are on Section 8 or other government rent
subsidy waiting lists with the assistance passed on to another once a government subsidy is obtained. 
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SUMMARY

Focusing attention on these affordable housing initiatives may help to consider future housing policy needs in Florida
and form recommendations that may improve the housing resources of people with developmental disabilities.  None

of these programs utilized housing programs that are not also available in Florida.  The most important thread common
to these programs was the level of coordination that even reached a statewide level.  Through a lateral and bottom up
approach, the use of Section 8, HOME dollars and private dollars, agencies were able to mobilize resources to meet the
needs.  Still, these programs served possibly hundreds of individuals.  The actual need is in the thousands.  Thus,
while these programs can illustrate how to collaborate and leverage funding sources, the overall production must be
dramatically increased to meet the growing needs.  The following chapter identifies the policy making process with
some insight into stimulating changes that can lead to stronger coalitions and increased funding access.
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HOW HOUSING DECISIONS ARE MADE

his chapter explores the policy and decision making arena of affordable housing production in Florida
with a focus on how self advocates, along with their family and support network can participate so as to

increase housing opportunities for this population. In the past, people with disabilities had few options
including group or institutional housing, public housing or living with family members.  While there are

many more opportunities today for independent community based living, the cost of housing has dramatically
increased while income levels have not, requiring a concerted effort to create more programs to meet these needs.
Through careful data collection and advocacy, housing priorities can be impacted.  

Housing decisions are described in this chapter with a summary of policy factors influencing how projects become
reality.  Homeownership and rental policies are described pointing out the specific areas for policy change.  A
summary of interviews conducted with key statewide decision making entities is in included in Appendix I.
These interviews were conducted to gain an understanding of the current status of planning and policy making for
affordable housing particularly as it relates to people with developmental disabilities. 

I N T R O D U C T I O N

gg

The most effective way to get the attention of key policy makers is to invite them to your “center of
operations,” either your office or a housing project, and have a meeting there.  It is important to
thoroughly know the process and the program – read the materials, go on-line, ask questions and
gather as much information as you can.  Know where the decisions are made – is it a staff decision,
a committee decision or a commission decision – and be involved at that level.  Participate and make
yourself available at any public meeting where affordable housing is discussed whether you are
presenting at the meeting or not.  I f  presenting, keep your comments precise and factual, not
emotional, and be clear and specific about your needs.

Wight Greger, 
Deputy Director of Housing and Neighborhoods Dept., 

City of Jacksonville
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S T A T E W I D E G O A L

Florida’s affordable housing programs are authorized by a complex network of plans, policies and legislation providing
funding and direction to meet public goals for safe and decent shelter.  In 1988, the Florida Legislature adopted as part
of the state comprehensive plan, a goal stating:

“By the Year 2010, this state shall ensure that decent and affordable
housing is available for all its residents.”  (Florida Statutes 420.0003)

Housing decisions are formed on a federal, state and local level.  The Florida Legislature provides direction for the
use of federal programs as well as state initiatives.  Florida’s cities and counties also make housing decisions on the
specific uses of state and federal funding as well as local programs.  Public policy is built from laws or statutes,
implementing rules, budgets, and program guidelines.  

The laws and rules are the most critical juncture for establishing priorities for programs, targeting and funding.  An
example illustrates the gains to be made by formally improving the rules of a housing program.  Advocates for those
Floridians with extremely low incomes (ELI) have successfully lobbied the Florida Housing Finance Corporation for
information about what portion of SHIP funds are provided to applicants with this level of income.  As a result, the
SHIP Rule was recently changed to require SHIP jurisdictions to tracking this important statistic of their work.  The
ELI data collected from SHIP jurisdictions in the past few years has helped to better inform the debate and
discussion about how to address the housing needs of this segment of the State’s population.

D E F I N I N G A F F O R D A B L E H O U S I N G A N D A S S E S S I N G N E E D

Decisions are made on a federal, state and local basis according to calculated need, available programs, and as a result
of the planning process.  Housing need in Florida is measured by the comprehensive planning process with data
assembled by the Affordable Housing Data Center located at the Shimberg Center at the University of Florida.  Income
and housing cost statistics are analyzed to assess the benchmark definition of affordable housing as prescribed by the
U.S. Department of Housing and Urban Development (HUD).  

The affordability of housing is often defined by considering what portion of a household’s monthly income is devoted
to paying housing costs.  Housing is generally considered affordable if a household is not devoting over 30 percent of
gross family income to housing costs like the rent or mortgage payment.  For anyone earning less than 80 percent
of the area median income, finding decent and affordable housing can be a challenge.  The core of housing policy
decisions are made to address those households who have a “cost burden”.  A cost burden exists when housing costs
exceed 30 percent of income.    If housing costs exceed 50 percent of income, a severe cost burden exists.  

F R O M P R O G R A M T O I M P L E M E N T A T I O N

State and local planning requirements also guide the formation of programs that address the housing needs of specific
groups within the population of low income Floridians.  They address topics like homelessness, ‘special needs’ housing
(including groups like farm workers, the Elderly, and individuals with disabilities), first time homeownership, and
affordable rental housing.   The housing produced by housing programs is largely the result of public-private partner-
ships.  Typically, developers carry out the actual construction, repair and development of housing units.  Some housing
developers are nonprofit organizations, while many others are for profit companies.  In order to receive public funding
for this work, a developer must meet a large number of requirements for all phases of planning and development.  A
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housing developer’s experience and capacity are central and essential to receiving scarce public funding awards.  At the
same time, Florida offers training and technical assistance programs designed to build the capacity of new developers
and to help them work toward funding and successful affordable housing production.  

The affordable housing addressed in this report costs no less to develop than any typical house in the State.  Compare
any of the projects outlined in the Best Practices section of this report.  The building materials for these homes cost the
same as the houses that surround them.  In all cases, you must follow the local or state building code and use standard
building materials.  Yet there is a difference between affordable housing that is addressed in this report and the “mar-
ket rate housing” that is purchased on the open market.  The difference—as described in the beginning chapter of this
report on Housing Options—is the provision of other sources of funding which reduce housing costs for the end user.
These sources of funding are typically known as subsidies, which come largely from federal and state allocations.
Occasionally a local community or private donor will provide these funds.  

When considering how to address the housing needs of a low income household, the amount of subsidy devoted to the
project largely determines how affordable the occupant will consider the housing provided.   A higher level of subsidy
will produce housing units that are affordable to occupants with greater need and more severe cost burdens. Consider
the housing needs of a household with income mainly from SSI.  For such households with extremely low incomes (ELI),
a very high amount of subsidy is required to make housing affordable.  In practice, due to a variety of policy factors
described below, the bulk of housing that is developed by Florida’s affordable housing programs does not reach this ELI
population. 

O V E R V I E W O F F L O R I D A ’ S M A I N A F F O R D A B L E H O U S I N G P R O G R A M S

Before reviewing the considerations and factors that affect how affordable housing dollars are spent, here is
a brief review of some housing program facts in Florida.  

Source of the Money
The first section of this report focuses on current housing resources.  It includes 20 pages of affordable housing
resources available in Florida.  SHIP, one of the most significant funding sources, derives its funding from a state
source: a portion of the documentary stamps collected for real estate transactions.  Many others, including Housing
Credits, HOME, CDBG and Section 8, are funded by the Federal Government.  Still others offer funding from a
non-governmental source.  For example, the popular Affordable Housing Program (AHP) is funded by the Federal
Home Loan Bank of Atlanta.  This entity is a ‘bank for banks’, which funds AHP from a portion of the profits of
loaning money to its member banks.  The source of each type of funding is specifically noted in the first section
of the report.
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Amounts of Money Available from the Most Common Programs
There are a large variety of affordable housing dollars available in Florida, as illustrated by the 20 page summary of
programs at the beginning of this report.  The following chart provides an overview of some main programs offered by
the Florida Housing Finance Corporation.  While the Corporation receives HOME funds, the Federal Government
also distributes millions of additional HOME dollars—and also CDBG funds—directly to many counties and large
cities in Florida.

State Housing Initiatives Partnership program (SHIP)

State HOME Funds for Rental Housing

State HOME Funds for Homeownership Assistance

Housing Credit Program

State Apartment Incentive Loan (SAIL)

Hurricane Housing Recovery Program (HHRP)

$161 million allocated in FY 07/08 for 118
local SHIP jurisdictions

$12 million available in FY 06/07

$8 million available in FY 06/07

$35 million available in FY 06/07

$45 million available in FY 06/07

$207 million allocated in FY 05/06 for 44
local jurisdictions

Which organizations receive funding?    
A significant portion of the affordable housing funding in Florida is received by for profit and nonprofit housing
developers, as noted earlier in this chapter and in the first section of this report.   Developers use the funding to
finance the construction or repair of housing units.  A large number of agencies receive funding—even just for the
programs listed directly above.  There are even more award provided from the other sources of funding listed in
Chapter 1.  The specific recipients of funding are public record, and this information may be obtained by contacting
the funder.  Refer to the information provided in Chapter 1 and use the contact for each program listed.  One primary
housing funder, the Florida Housing Finance Corporation, lists the recipients of many sources of its funding on its
website, www.floridahousing.org.  

The Housing Options section of this report also sites SHIP as an example of housing funding that may be directly
obtained by income eligible individuals through a local application.  Again, the individuals, nonprofits and developers
that receive this funding are public record.  Detailed information may be requested from the local SHIP office.

The factors that local, state or federal decision makers use to determine how to award funding are outlined in the next
pages of this report.

Who is assisted?
This information is also public record and may be obtained from funders and local governments.  A significant
amount of information is collected relating to the households assisted with affordable housing programs, including
demographic information, household income, assistance provided, and funding used.  A brief review of the SHIP
program here illustrates some of the information that is available.  The following was collected by the Florida
Housing Finance Corporation in its report to the Florida Legislature concerning how its fiscal year 03/04 funds were
spent over the course of three years. 
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Homeownership Units  
(includes Purchase Assistance, Owner Occupied Rehabilitation, and additional
assistance to home owners)

Rental Units
(includes construction of new units, repair to existing units, and rental deposit
assistance)

SHIP Recipients with Developmental Disabilities
(summary of all types of SHIP Assistance)

7881

2933

273

S H I P  A C T I V I T Y

Very Low Income

Low Income

Moderate Income

TOTAL

INCOME LEVELS OF HOUSEHOLDS ASSISTED 

5,548

4,093

1,173

10,814

51 %

38 %

11 %

100 %

Funding Source

SHIP 03/04 funds

First Mortgage Loans from Lenders (for homebuyers)

Other affordable housing programs and  SHIP applicant
contributions

Total from all sources

SHIP MONEY EXPENDED AND OTHER FUNDS USED TO FINANCE HOUSING
ASSISTANCE TO 10,814 HOUSEHOLDS 

Amount

$123 million

$286 million

$90 million

$499 million

Percentage of Total

25 %

57 %

18%

100 %
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P O L I C Y F A C T O R S

While reviewing the following factors that influence policy decisions, consider the ‘decision makers’ referred to in this
report.  Who exactly are these individuals?  A variety of types of decision makers were interviewed for this report, and
a brief summary of their responses is included in Appendix 1.  Some are the staff of housing agencies that are listed
in the first section of this report, as well as throughout this chapter.  Some are local elected officials, or individuals
appointed to boards, like the governing board of the Florida Housing Finance Corporation.  Some represent groups with
an interest in affordable housing when housing decisions are made during rule development workshops or during the
Florida legislative session.   These decision makers work with agencies, boards, and committees that are reviewed
throughout the rest of this section of the report.

There are a variety of policy factors that tend to define the production of affordable housing in Florida.  These factors
are at the same time results of the implementation of housing policies and programs over the past twenty years.
Advocacy and participation are the key factors for influencing the formation of public policy on housing and ensuring
that the needs of people who have developmental disabilities are addressed throughout the planning and policy process.  

1. Housing is production-driven.  Most programs are designed to create a maximum number of affordable units,
targeting numerical goals.  The result of this is that subsidies are targeted toward the higher spectrum of the
low income ranges.  A higher quantity of units can be produced, meeting goals for production.  The for profit
sector is most proficient at developing high volume.  Considering the great need for affordable housing, there
is a strong tendency to produce housing units which are affordable for households with incomes
representing 60 to 80 percent of the area median income, rather than for those with extremely low income.  

2. Little Funding is Available for Operating Support.  Most housing programs are designed to offer pre-
development and development assistance.  They do not offer subsidy to pay for the expenses of the housing
units.  When a project is being contemplated that will have very low rents or sales prices, it can be a significant
challenge to find funds to pay for operating expenses.  This results in smaller nonprofit organizations
struggling to keep the doors open when rent revenue will be insufficient to cover operating expenses.

3. Set-Aside Priorities. In the past, the typical set-aside for funding was for very low, low and moderate income
households.  Very low is defined as at or below 50% of the area median income, low is defined as at or below
80% of the area median and only in some programs moderate is defined as at or below 120% of the area
median income.  Persons whose incomes are at or below 30% of area median income are defined as
extremely low income.  Only recently have programs begun to recognize this level and mandate set-asides
in funding and units.

4. Most programs provide a maximum per unit award level.  Considering the amount of subsidy provided by
some programs, there may be too little subsidy to produce truly affordable housing for ELI households.
Because housing is often a target of budget cuts, decision makers attempt to require private sector
leveraging so that the public funds are only a portion of the overall project.  This has been successful in
low and very low income developments but the need still exists for much higher subsidies for extremely
low income projects.  

5. Housing affordability is the central policy factor as it shapes the content of all programs.  Housing is
considered affordable if rent plus utilities or principal, interest, taxes, and insurance do not exceed 30%.
In homeownership cases where there is also bank financing, it is acceptable to increase the percentage
above 30% so long as the bank allows it.   Subsidy levels are calibrated with affordability in all aspects
of program formation.  This central policy factor is explored in depth on the following pages.

 



*Principal and interest
assumes a 30 year mortgage
at 6.5% interest with a
$1000 down payment

*Taxes assume a $25,000
homestead exemption, a
millage rate of $22 per
$1000 and the assessed
value at 85% of sales price.
Insurance is calculated at
1.75% of sales price.  

An individual earning just SSI of $7.476 annually or $623 per month would find the need for over 100% subsidy
to purchase a home costing $100,000 because the monthly payment would exceed income.  In this case, shared
housing would be plausible if household income could be
doubled or tripled.  

In order for these monthly payment amounts to be consid-
ered affordable at 30 percent of household income, the
incomes needed to support the purchase of these homes are
as follows: 
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AFFORDABILITY CONSIDERATIONS FOR 
HOMEOWNERSHIP HOUSING

ll of the policy factors outlined above influence how Florida’s policy makers craft programs to
help lower income Floridians purchase homes.  When an individual reflects on the viability of

purchasing and owning a home, affordability should be a central consideration.  As discussed in
the chapter on barriers, the cost of housing faced by people with both extremely low incomes and

developmental disabilities is a serious challenge

TT
H O U S I N G D E B T V S .  I N C O M E

The monthly house payment—the principal, interest, taxes and insurance (PITI)—should be less than the 30 percent
of the individual’s income.  Over the past five years, homeownership has increasingly become out of reach for many
households in Florida as housing and real estate costs have escalated while household income has remained relatively
flat.  The following examples estimate the monthly payment for homeownership units at various sales prices:

M O N T H L Y P A Y M E N T R E Q U I R E D T O P U R C H A S E A H O M E

Sales Price

$100,000

$150,000

$200,000

$250,000

Principal/

Interest

$625.75

$941.78

$1,257.82

$1,573.85

Taxes

$110.00

$187.92

$265.83

$343.75

Insurance

$145.83

$218.75

$291.67

$364.58

Total Monthly

Payment

$881.58

$1,348.45

$1,815.32

$2,282.18

Monthly Expenses

INCOME NEEDED TO SUPPORT MONTHLY PAYMENTS

Monthly PITI

Payment

$881.58

$1,348.45

$1,815.32

$2,282.18

Monthly

Income

$2,939

$4,495

$6,051

$7,607

Annual

Income

$35,263

$53,938

$72,613

$91,287

Household Income Required
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Even if a homeowner owns their unit outright, they are still required to pay the taxes and insurance every year.  On
the hypothetical $100,000 home, taxes and insurance equals $255.83 a month.  An individual would need to earn
$852 per month for this level of taxes and insurance to be considered affordable.  Current SSI payments for individuals
with developmental disabilities are $623 per month.  The taxes and insurance alone on a $100,000 home could overly
burden someone living solely on SSI payments.  

Conversely, many homeowners receive a savings when filing their federal income taxes, since homeowners may deduct
the mortgage interest and property taxes they have paid during the tax year.  Consider, however, that some homeowners
do not ultimately benefit from this deduction if it does not amount to more than the IRS standard deduction for each tax
payer.  Most recently, the standard deduction is $5,150 for single taxpayers and $10,300 for married taxpayers filing
jointly.  One would have to pay more than $430 each month in taxes and interest to receive a tax benefit.

T A X E S ,  M A I N T E N A N C E A N D I N S U R A N C E

I N C O M E N E E D E D T O S U P P O R T T A X E S / I N S U R A N C E P A Y M E N T S

Sales Price

$100,000

$150,000

$200,000

$250,000

Monthly 

Payment

$255.83 

$405.75 

$557.50 

$708.33 

Taxes/

Insurance 

Monthly Income

Needed

$853 

$1,353 

$1,858 

$2,361 

Household Income
Annual Income

Needed

$10,233 

$16,230 

$22,300 

$28,333

Also consider that there may be other monthly housing costs.  For example, among the housing units for homeownership
in Florida that are regarded to be affordable housing, there are condos, mobile homes and townhouses.  In addition to the
taxes and insurance, these units usually have required monthly park or condo maintenance and association fees, as well
as special assessments.  These fees must be considered as part of the monthly payment for the unit and are included in
determining affordability.  While the purchase price of condo units can be less expensive than single family homes, the
monthly condo fees can add several hundred dollars to the monthly payment.

The on-going maintenance and repairs that are needed for a home can become major expenses.  While these expenses
are not considered part of the monthly payment, one must budget and plan for them when purchasing a house.  If the
owner of a home cannot afford the required maintenance and repairs needed, then the home will fall into disrepair and
may no longer be considered decent or safe housing even if the monthly payments are considered affordable.  

In the recent past, Florida has seen insurance rates double and even triple each year.  While the monthly payment of a
home may be affordable when first purchased, if insurance costs rise, the payment can end up cost burdening the buyer
very quickly.  Future insurance reforms may prove to benefit Florida’s lower income homeowners.  

Even in cases where a homebuyer receives a 100% subsidy to purchase a house, the ongoing and inescapable costs of
homeownership may make it unaffordable to a recipient of SSI income.  Although sources outside the buyer’s monthly
income could offer a monthly subsidy to help pay for taxes, insurance, and more, consider the lesson of the Benefits
Planning section of this report.  SSI benefits will be reduced for each month when an outside trustee, friend or family
member pays for some portion of the SSI recipient’s shelter costs.
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P U R C H A S E A S S I S T A N C E A N D P U R C H A S E - R E H A B A S S I S T A N C E

Most counties and large cities in Florida have some form of purchase assistance program for low-income buyers.  The
amount of assistance offered and the requirements of a purchase assistance program vary significantly from community
to community.  The contact information to learn about a purchase program in a specific area is included in the first
section of this report on Housing Options.  One should generally start by contacting the local SHIP administrator, who
can explain the SHIP purchase program and is also familiar with other purchase programs locally available.   

These local purchase programs do not have a bottomless source of financial assistance.  They limit the amount of
assistance provided to each buyer and will not fund the entire purchase of a home.  Since the money provided by a
purchase assistance program is typically one of the only sources of subsidy money to help the buyer, purchase
applicants are essentially required to finance the rest of the purchase themselves.  This is almost always done by
obtaining a mortgage.  For this reason, buyers must be credit worthy to qualify for a large enough mortgage loan.
Buyers may build new or purchase existing homes or condominiums but in most cases the purchase of mobile homes
is prohibited.  Recent legislation may make manufactured housing easier to purchase with these programs.  Many
counties also have a substantial rehabilitation program as well as programs to modify existing units to make them
accessible.  However, waiting lists for these programs can be extensive.  Housing rehabilitation programs provide
funding to bring the units up to code, but will not fund on-going maintenance expenses.
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AFFORDABILITY CONSIDERATIONS FOR RENTAL HOUSING

DECISIONS BASED ON RESEARCH

he policy factors discussed at the beginning of this chapter also influence the program rules and
productions goals of affordable rental housing designed by Florida’s policy makers.  Here again, the

consideration of affordability is central.  For tenants of rental properties, the definition of affordable
remains the same as home ownership – housing expenses are no more than 30 percent of household

income.  While home ownership offers one benefit—the promise of increased stability—rental units offer another
benefit—the inclusion of all ongoing housing maintenance costs in the rental payment.  However, for extremely low
income households, finding an affordable rental unit is difficult in most communities.  Market rate rents are
unattainable and subsidized units have long waiting lists.

gg
Funding decisions are greatly influenced by the policy factors already discussed.  In all cases, empirical research
also informs decisions.  This is most notably observed in the considerations surrounding rental housing programs.
Decision makers review information about the amount and condition of current housing stock in Florida’s communities.
They work closely with the Shimberg Center for Affordable Housing, located at the University of Florida.  A variety of
housing and household data is available for review on their website, www.shimberg.ufl.edu.  Decision makers also
consult with housing appraisers and researchers who conduct market studies.  Especially when deciding where to
build larger apartment complexes, decision makers consider research that informs them about the need for
housing at various rental levels, and the housing markets in the State that are far from being ‘saturated’ with affordable
rental units. 

R E N T A L I N C O M E M U S T C O V E R O P E R A T I N G E X P E N S E S

Owners of rental properties in Florida generally pay somewhere between $4,000 to $5,000 a unit per year just
in operating expenses – maintenance and repairs, taxes, insurance, utilities, etc.  These operating expenses do
not include any debt service payments for the property or profit for the owner.  In order to cover the operating
expenses, the property owner must earn between $333 to $416 a month per unit.  Persons with developmental
disabilities who are supporting themselves on SSI payments of $623 a month may not be able to afford to pay
enough in rent to cover the operating costs of the unit.  Many cannot afford even the typical $333 to $416 of
monthly costs associated with the operating expenses for an average affordable rental unit in Florida.  Therefore,
to serve persons with extremely low incomes and still keep the housing affordable, major rental subsidies are
required, subsidies that are provided either through programs that pay monthly rent costs or through programs
that supply subsidy money to the developers of a specific rental property.

T H E O P E R A T I N G R E S E R V E

To cover the difference between what a household can afford to pay and the actual rental payment, affordable
housing projects for special needs populations can fund an operating deficit reserve.  This operating deficit
reserve is lump sum funded out of the capital budget  - the initial budget for the construction of the project -
and is created to bridge the difference between what the tenants can pay in rent and what rent is charged for
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the units.  These reserves are usually estimated to fund the operating deficient for 15 years and are then
accessed on an annual basis when income from the rental payments is not enough to cover expenses.  Currently
the only subsidy program that can fund an operating deficient reserve is the low-income housing tax credit.  The
regulations for other federal and state sources, like HOME (not an acronym), CDBG (Community Development
Block Grant) and SHIP (State Housing Initiatives Partnership), will not allow for funding an operating reserve. 

R E N T A L S U B S I D I E S

There are rental housing programs that are designed to ensure that extremely low income households can
afford the monthly rent they pay.  These rental subsidy programs provide money to pay the difference between
what an individual can afford to pay monthly for rent and the current market rent.  It is important to note
that these programs are generally oversubscribed with long waiting lists.  HUD’s Section 811 program, which
provides capital funding and operating expenses for rental projects to house persons with disabilities, is a
very competitive application requiring sophisticated non-profits to build or acquire and administer the
scattered site or multi-family projects.  Other rental subsidy programs, including tenant-based Section 8
vouchers, which are usually administered by local Public Housing Authorities, have long waiting lists.  In
Florida, the “In Home subsidy” program is available to assist individuals with the essential costs associated
with living in their own homes.  This program, established by Chapter 393.0695 of the Florida Statutes, offers
assistance with rent, utilities, food, clothing, toiletries, household supplies, and other household items.  

C U T B A C K S T O F E D E R A L F U N D I N G

While rental subsidy programs are generally considered the responsibility of the federal government and
critical for housing extremely low or very low income households, they have been cut back in recent years.
The Center on Budget and Policy Priorities estimates that 130,000 Section 8 vouchers have been lost since
2004 because of changes to the funding formula and budget shortfalls at the U.S. Department of Housing
and Urban Development (HUD).  State and local governments have been reluctant to develop and fund their
own similar programs because of the incalculable expense that would be recurring for an extended period
of time.
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KEY AREAS FOR POLICY MAKING FOR AFFORDABLE
HOUSING PROGRAMS

nfluencing public policy requires knowledge of the current policy and identifying the process to
make specific changes to that policy.  Below is an explanation of how funding decisions for housing

programs are made for federal, state and local housing programs in Florida. \\
F E D E R A L F U N D I N G

The U.S. Department of Housing and Urban Development (HUD) requires that those local entitlement
communities charged with administering federal housing funds submit a Consolidated Plan (ConPlan) every
five years.  This document includes an ‘annual plan’, which evaluates on a yearly basis how a commu-
nity’s needs are being met.  The Consolidated Plan meets HUD’s requirements for several affordable housing
programs, including the Community Block Grant Program (CDBG), HOME Investment Partnerships (HOME),
Emergency Shelter Grant (ESG), and Housing Opportunities for Persons with AIDS (HOPWA).

As part of the ConPlan, the entitlement community must put together a strategic plan which addresses the
housing needs of special needs populations.  The jurisdiction is required to: 

• Estimate the numbers of persons in various subpopulations, including persons with disabilities, 
• Identify priority housing and supportive services needs of persons who require supportive housing,

and
• Identify specific objectives that the jurisdiction intends to initiate and complete. 

If the needs of persons with developmental disabilities are going to be addressed, this special needs population should
be listed as a subpopulation in the local jurisdiction’s ConPlan and associated with specific objectives.  In the ConPlan,
each specific housing objective must contain the proposed accomplishments and outcomes the jurisdiction hopes to
achieve over a specified time period or in other measurable terms.

An organization should have a specific project in mind before approaching funders.  Be relentless
and don’t be afraid to ask for what you need.  Housing policies usually do not stand in the way of
funding projects, politics do.  Show up at all the Consolidated Plan meetings and let them know that
special needs housing is hard to develop and that is should be given special consideration in the
ConPlan.  Once the commitment for special needs housing is in the ConPlan, the local government
needs to figure out how to support that strategy.  Keep going to meetings and know the regulations
and requirements of the housing programs as well as the funders so you can advocate effectively and
make your projects work.  

Jack Humburg, Director of Housing Development, Boley Centers Inc., 
St. Petersburg.
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HUD envisions the ConPlan submission process as a dynamic, ongoing collaborative endeavor between government
agencies and private groups and individuals.  The lead agency is charged with coordinating the process and
implementing the Plan but is expected to do so in coordination with other organizations and agencies.

Citizen participation is a required component of the ConPlan process and jurisdictions must develop and follow a
detailed citizen participation plan.  The citizen participation plan is meant to provide for and encourage citizens
to participate in the development of the ConPlan.  At a minimum, the jurisdiction must hold two public hearings
per year, one of which must be held before the ConPlan is published for comment.  These meetings are designed
to elicit citizen’s views, respond to proposals and questions, and receive input on the ConPlan. You may find
contact information for your local housing office online at:
www.floridahousing.org/Home/HousingPartners/LocalGovernments/SHIPGovContacts.htm. 

It is important to remain in close contact with local jurisdictions so as to be aware of the timeframe for each
community’s ConPlan process.   Staying involved with the development of the ConPlan in your community and
attending annual public meetings is crucial to targeting funding for specific housing needs.   

S T A T E F U N D I N G A N D P L A N N I N G

Florida’s housing funding is administered by two agencies – Florida Housing Finance Corporation (FHFC) and the
Department of Community Affairs (DCA).   The FHFC is a private corporation but was initially a state agency.  This
agency is one of the largest financial institutions in the state.  The DCA, a state agency, is charged with allocating
the State’s federal CDBG funding and with submitting the State’s Consolidated Plan.   The DCA also prepares the
State of Florida Comprehensive Plan, which contains a housing element. 

The guidelines for the State’s ConPlan and annual plan mirror the requirements for the local entitlement communities
which receive federal funding direct from the federal government.  Rural areas and smaller non-entitlement com-
munities’ housing needs are addressed in the State ConPlan.   Under these requirements, the DCA must develop a
strategic plan for special needs populations and hold at least two public hearings per year as well as one workshop to
solicit public input into the development of the ConPlan.  This is an excellent opportunity for participation in the state
planning process.

FHFC is responsible for administering the majority of the statewide affordable housing programs for Florida.
Florida Statute 420 provides the bulk of housing legislation that is carried out by FHFC as well as DCA.  In order
to implement these laws, programs are developed through a rule making process.  As part of the process, FHFC
holds public hearings on the proposed rules.   It is during these hearings that the policy factors described at the
beginning of the chapter are influenced.  

To participate in the rule making process, there are agendas and the text of the proposed rule available for review
before the meeting on FHFC’s website (www.floridahousing.org).  During the meeting, FHFC staff present the
proposed rule and interested parties provide comments to the staff.  These are public meetings and input is welcomed.
These comments can either be written or interested individuals can make brief presentations during the meeting.    

The rule making process starts in early summer and concludes in the fall for the rental programs that are part of the
annual application process known as the Universal Cycle, Housing Credits, SAIL and state-administered HOME
funds.  The application cycle then opens in late winter.  Several public meetings are held during this period to garner
public comment on the Universal Cycle Rule which will govern the upcoming funding cycle.  The schedule for the
public meetings is posted on FHFC’s website in early summer.   Participation in these meetings is invaluable not only
to learn how these complex programs are implemented but to provide input on special housing needs.
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The Rule development process for FHFC’s other housing programs, including the homeownership programs, is not on a
regular timeline.  The best way to stay informed about pending public meetings is to sign up for FHFC’s Web Board on
the home page of their website, www.floridahousing.org.  Again, these public meetings are designed to receive input
from the public and interested parties on the program and on the current rule under development. 

The Affordable Housing Study Commission is another option to influence statewide housing policy.  The Commission
is appointed by the governor and represents those with expertise in a variety of housing matters.  Every year, usually
during early summer, the Commission selects a current topic related to affordable housing to study during the
upcoming year.  In recent years, these topics have included affordable housing preservation, manufactured housing,
and the SHIP program.  FHFC provides staff support for the Commission.  There are a number of stakeholder
meetings held during the study year to take input on the topic.  These are public meetings and public input in
encouraged.  The final report is presented to the governor and the Florida Legislature by July 15.  While the
Affordable Housing Study Commission does not directly create housing policy, its recommendations are intended to
be the basis for public policies that promote decent, safe and affordable housing in Florida.

L O C A L G O V E R N M E N T P O L I C Y A N D F U N D I N G

In addition to the federal funds administered at the local level, all 67 Florida counties and the 50 CDBG entitlement
communities have State Housing Initiative Partnership (SHIP) program funding available.  The SHIP program is
administered at the state level by the Florida Housing Finance Corporation which allocates funding to the local
governments according to a population based formula.  The minimum allocation is $350,000 per year.  At least 30
percent of funds must be reserved for very low-income households (up to 50 percent of median family income),
another 30 percent must be reserved for low income households (up to 80 percent of median family income) and the
remaining funds can be utilized for moderate income households (up to 120 percent of median family income).  Local
governments are required to spend at least 65 percent of the funds on homeownership activities.  A SHIP Jurisdiction
can focus on addressing a wide variety of housing needs, so long as they comply with these basic requirements. 

In order to qualify for the funding, local governments must establish a local housing assistance program by ordinance
and develop a Local Housing Assistance Plan (LHAP).  The LHAP determines how each local government will
distribute their SHIP funds and establishes strategies and goals for that funding.  The effective period for the LHAP
is up to three years and requires approval by the local government before being submitted to FHFC for final
approval.  During this approval process, public comment on the LHAP can be offered.  It is important to remember,
however that the LHAP may be changed at any time by the county or city commission.

Since the timeline for the approval process varies with each local government, it is important to keep in touch with the
local SHIP office.  Contact information for the local government SHIP administrators is in Appendix III.

In addition to the LHAP process, as of 2007, all SHIP communities receiving more than the minimum allocation of
$350,000 are now required to have an affordable housing advisory committee.  Each community must review their
established policies and procedures, ordinances, land development regulations, and adopted local government
comprehensive plan.  They must then recommend specific actions or initiatives to encourage or facilitate affordable
housing.  Each committee must submit a report every three years that includes recommendations and evaluations on
the implementation of affordable housing incentives.  The law requires the committees to have eleven members in
various categories, including one citizen who is actively engaged as an advocate for low-income persons in connection
with affordable housing and one citizen who is actively engaged as a not-for-profit provider of affordable housing.
These committees will provide an additional venue for citizen participation and input into the local affordable
housing programs.
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SUMMARY

Housing policy and programs are created at all levels of government – federal, state and local.  It is important to
understand the parameters and limitations of the programs, both statutory and regulatory, and the process for

impacting those programs and policy before any change can occur.  Effective changes to housing policy and programs
happen when advocates are clear about what they want or need and continually stay informed and involved in the
process.  Advocates for people with developmental disabilities can participate in the decision making process at all
three levels.  Perhaps the local level is the most important as citizens have a direct stake in the process of funding
allocation.  Housing decisions are made as a result of demonstrated needs, available resources, or meeting the
challenges of a crisis such as a natural disaster.  Capacity building and informed advocacy are the keys to becoming an
integrated participant in the decision making process.  
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APPENDIX I

S U M M A R I E S O F I N T E R V I E W S W I T H K E Y D E C I S I O N M A K E R S I N T H E S T A T E O F F L O R I D A

As part of the research for this section of the report, the Florida Housing Coalition conducted several interviews with individuals
involved in the process of deciding how to spend affordable housing dollars in Florida.  The interviews provided background and

history about how funds have been expended, along with insight into the current factors affecting decisions.  The Coalition asked
general questions inquiring if new directions of assistance are being considered, as well as specific questions about how deci-
sion makers consider how to provide “special needs housing”.  Each interview lasted an hour or more, and this appendix summa-
rizes key lessons and information obtained from talking to each individual.  

The Coalition interviewed a diverse group of individuals, including staff from two state agencies, the Florida Department of
Community Affairs and the Florida Housing Finance Corporation.  Conversely, the Coalition also talked with local government hous-
ing administrators to gain insight into local decisions made by elected officials and informed by staff and constituents.  Several
organizations that are active in the statewide Sadowski Affordable Housing Coalition were represented in the interviews.  Both the
Florida Home Builders Association and the League of Cities are groups actively involved in this Coalition which seeks to edu-
cate the Florida Legislature and to impact housing decisions primarily involving the use of state housing funds.  Similarly, the
Coalition interviewed a member of the Governor’s Affordable Housing Study Commission, which conducts in-depth policy research
and discussion about a diversity of affordable housing topics to report to the Governor and Florida Legislature.  A nonprofit
developer of housing for individuals with disabilities was interviewed to gain insight into how state and federal funds are leveraged
together to secure the high levels of subsidy needed to assist extremely low income Floridians.  Finally, the Coalition talked with
the director of Florida Association of Housing and Redevelopment Officials (FAHRO).  This organization offered insight into the
decisions made by local public housing authorities relative to Section 8 resources.  This topic was also addressed by interviewing a
representative from the U.S. Department of Housing and Urban Development (HUD).

Nancy Muller
Policy Director
Florida Housing Finance Corporation (FHFC)

The Florida Housing Finance Corporation has a rule making process for most of its programs, which includes
public meetings.  Participation in these meetings is the best option for advocates of special needs housing.  For
rental programs, the rule making is focused on the Universal Cycle and lasts longer than the traditional rule
making process.  Generally, the Universal Cycle rule making starts in summer and ends mid-winter.  The
public meetings are held after a Florida Housing Finance Corporation’s Board meetings.  For homeownership
programs, rule making on the Homeownership Pool program is not scheduled at the same time every year and
there is no rule making for the down payment program for low-income home buyers.  Rule changes for the SHIP
program are also on a varied timeline every year but, if needed, are usually after the legislative session to
incorporate any changes made to the SHIP Statute.  The best way to stay informed about the public meetings is
to sign up for the Web Board.  It is available on FHFC’s website – www.floridahousing.org.  FHFC also has
a Demonstration Loan program, not subject to rule making, offered once or twice a year.  This program focuses
on funding the development of housing for a specific special needs population.  The housing need addressed by
each funding round is identified by the executive director or a board member.

Esrone McDaniels
CDBG Administrator
Florida Department of Community Affairs (DCA)

The State of Florida Consolidated Plan and annual plan determine how HUD funding for housing is allocated.
Census data on persons with developmental disabilities are not separated in the Florida ConPlan from the
general data on persons with disabilities.  With the allocation of additional CDBG funds from HUD for disaster
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relief after the hurricanes, the State was required to put together a Disaster Recovery Action Plan which
allowed for additional funding for the disabled including persons with developmental disabilities.  DCA holds
at least three public meetings and one workshop before any plan has been adopted.  These workshop and
meetings are designed to garner public input.  Advocates can also address a letter to the Secretary of DCA
requesting a meeting to clarify their needs and what specific actions they would like DCA to take to meet
these needs. 

George Romagnoli
Representative to the Affordable Housing Study Commission
Florida Association of Counties
Community Development Manager
Pasco County

Housing is rarely a topic of discussion within the Florida Association of Counties.  Larger counties may see
demand from persons with developmental disabilities but it is not addressed by the Association.  Housing is seen
as a local community issue that needs to be dealt with at the County Commission level.  Since the Association
of Counties meetings are for Commissioners, it may be useful to present at a meeting for educational purpose
but it is difficult to get on the agenda.  Contact the Florida Associations of Counties at the Tallahassee office. 

Dee Carper
Senior Legislative Advocate
Florida League of Cities

The Florida League of Cities is an advocacy organization.  Like any other sector, it is up to the disability
consortium to get their needs known to their local government.  Forge a relationship at city hall and use
the community services, such as mailing in the water/sewer billings, to get the word out.  The League of
Cities has an annual conference but the agenda is usually full of governance issues.  Other issues can be put
on the agenda and interested groups needs to contact the Florida League of Cities.  Last year the League of
Cities sponsored a series of affordable housing workshops for city council members and staff to learn about
programs and to network.

Doug Buck
Governmental Affairs Director
Florida Home Builders Association

The Home Builders Association has generally supported accessibility issues as well as the Sadowski Act and
the Housing Trust Fund. They have not specifically championed issues related to housing and specific special
needs populations.  The Remodelers’ Council, within the Home Builders Association, is a good forum for
information about accessibility requirements.  The Florida Home Builders Association is made up of 29 local
associations, many that sponsor housing projects in their area with either reduced or free labor.  It is up to the
local building association as to which project they want to sponsor.

Cheryl Marken
Operations Specialist
U.S. Department of Housing and Urban Development (HUD)

HUD does not have a special program for people with developmental disabilities other than the Section 811
program which covers all types of disabilities.  All statutory and regulatory policy is set in Washington DC.  The
Consolidated Plans and the annual plans allow constituents to have local input over federal housing funds.
Persons with developmental disabilities can be included in the census data for senior/persons with disabilities
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in the ConPlan and local jurisdiction are required to hold several public meetings to determine need and decide
how to meet the need.  Advocates should attend these meeting in their communities to have impact on how the
federal funds are utilized to meet the local housing need. 

Wight Greger
Deputy Director
Housing and Neighborhoods Department
City of Jacksonville

The most effective way to get the attention of key policy makers is to invite them to your “center of operations,”
either your office or a housing project, and have a meeting there.  It is important to thoroughly know the process
and the program – read the materials, go on-line, ask questions and gather as much information as you can.
Know where the decisions are made – is it a staff decision, a committee decision or a commission decision – and
be involved at that level.  Participate and make yourself available at any public meeting where affordable
housing is discussed whether you are presenting at the meeting or not.  If presenting, keep your comments
precise and factual, not emotional, and be clear and specific about your needs.

Mandy Hines
County Coordinator SHIP Administrator
Desoto County

Arrange for an informal meeting with local officials to let them know what you want.  Be specific – know your
project, what other funding sources you need, your timeline and how it is going to be operated.  Know the
parameters and limitations of the funding source you want to use and the funding deadlines.  Understand that
funding the project will not be a short process – there may be a competitive application and local government
approvals before a project can be funded.

Jack Humburg
Director of Housing Development
Boley Centers, Inc.
St. Petersburg

An organization should have a specific project in mind before approaching funders.  Be relentless and don’t be
afraid to ask for what you need.  Housing policies usually do not stand in the way of funding projects, politics
do.  Show up at all the Consolidated Plan meetings and let them know that special needs housing is hard to
develop and that is should be given special consideration in the ConPlan..  Once the commitment for special
needs housing is in the ConPlan, the local government needs to figure out how to support that strategy.  Keep
going to meetings and know the regulations and requirements of the housing programs as well as the funders so
you can advocate effectively and make your projects work.

Corey Mathews
Executive Director
Florida Association of Housing and Redevelopment Officials

Public Housing Authorities (PHAs) have the option to express a preference for a special needs population when
allocating Section 8 vouchers.  The PHA’s Board of Commissioners receives a recommendation from staff to give
a preference in for their Section 8 waiting list and public housing units.  The Board of Commissioners then can
approve the preference.  However, each individual PHA has to approve the preference; it cannot be done on a
statewide basis.  
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BENEFITS PLANNING CHAPTER

he goal of expanding effective housing advocacy includes the belief that it is possible to expand
the benefits, services and resources available to individuals with developmental disabilities.  When

considering affordable housing options that support inclusive community living, it is important to
focus on how to maximize the resources available to consumers.  Yet without proper planning, we run

the risk of inadvertently diminishing a consumer’s benefits instead.

Consider the eligibility requirements for the ongoing financial support commonly received by individuals with
disabilities.  A lack of benefits planning may be an additional barrier to affordable housing if these eligibility
requirements are not factored into housing decisions.  Sometimes even a lack of information about benefits may
be a barrier.  This report includes a previous section on barriers to affordable housing, yet the FDDC places
special importance on the topic of benefits planning.  After all, the focus population for this report includes those
individuals with developmental disabilities with the least income.  For the most part, these individuals receive
most or all of their monthly income from SSI or SSDI, along with Medicaid benefits.  Consider the following
unfortunate scenarios of how these benefits can be compromised:

A caring mother, not wanting to discriminate between her children and not being convinced of any better
alternative, left each adult child an equal bequest. Despite the attorney’s urging, the bequest of money for the
sibling who received Medicaid was not placed into a trust. Three years later, the sibling on Medicaid faced an
action for repayment to the government and now, as a result, the sibling is seeking additional funds from the
sister to meet his needs.    

An individual with developmental disabilities plans to buys a house.  His family deposits $10,000 for a down
payment in his checking account as he starts his house hunt.  The Social Security Administration identifies the
money as part of his assets, placing him over the threshold of allowable assets.  As a result, he losses his SSI
benefit.  

(Note: These two examples are revisited later on in the chapter with an acceptable alternative suggested for each case.)

Our mission is to increase access to affordable housing.  We must work to ensure that housing initiatives do not result
in a ‘net loss’ of benefits, rather than an improvement to an individual’s inclusive housing living arrangements.  What,
then, are approaches to providing affordable housing that may threaten to diminish benefits?  This chapter investigates
the answer to this central question.

gg
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REVIEW OF BENEFITS ELIGIBILITY

S U P P L E M E N T A L S E C U R I T Y I N C O M E

The main benefit addressed in this chapter comes from the Supplemental Security Income (SSI) program.  This
program is administered by the U.S. Social Security Administration (SSA), although it is funded from general tax
revenue, rather from the national Social Security Trust Fund.  Unlike regular social security payments, SSI is an
entitlement program that is needs based and operates using very different rules.  The following information is
based on interviews with staff from the Atlanta SSA regional office who serve on the advisory committee for this
project.  The information on benefits is also based on a review of the SSI Program Operation Manual System, as
well as the SSI “Spotlights”, which provide are an in–depth look at some of the program rules referred to in the
manual.  The regulations for the SSI program are included in the Social Security Act in the Code of Federal
Regulations.  Several portions of these regulations are included as Appendix A at the end of this chapter.   

A .   H O W I N C O M E A F F E C T S T H E S S I  B E N E F I T

Generally, the more income one has, the less the SSI benefit will be.  The program regulations address how several
specific scenarios affect the amount of the monthly SSI benefit:

Someone provides the SSI Beneficiary with money to pay for food or shelter
In such a case, the amount received will reduce the SSI benefit on a dollar for dollar basis, after the $20
general exclusion is deducted.  For example, if the SSI Beneficiary’s parent provides $300 one month to help
pay for shelter, the maximum monthly benefit of $623 is reduced to $343 in that month ($300 - $20 = $280,
$623-$280 = $343).

Someone pays for food or shelter on behalf of the SSI Beneficiary
The SSI benefit will not be reduced on a dollar for dollar basis in this case.  As explained in the 2007 edition
of the SSI Spotlight on Trusts, “money paid directly to someone to provide you with food or shelter reduces your
SSI benefit––but only up to a certain limit. No matter how much money is paid for these items, we subtract no
more than $227.66 (in 2007) from your SSI check for the month you receive the items.”

The SSI Beneficiary receives purchase assistance to purchase a house
The source of the assistance in this scenario is irrelevant.  It may come from a family member, a nonprofit
organization or a local government.  In such cases, the purchase assistance will diminish the SSI benefit in the
same way as the previous scenario above.  The beneficiary’s SSI benefit will be reduced by one third only for
the month when the purchase occurs.  The purchase assistance should not be provided directly as cash to the
buyer.  The down payment assistance typically provided to homebuyers by Florida’s local governments and
nonprofits is not provided as cash to the buyer.  Instead, the assistance comes in the form of a check
written to the closing agent and provided at the closing for the home purchase.  The Social Security office also
notes that down payment assistance from certain funding sources could be excluded completely, meaning that
it would not adversely affect benefits even if the buyer temporarily received it before the closing date.
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RECONSIDERATION OF CASE STUDY

One of the cases provided in the introduction to this chapter describes an SSI recipient who
buys a house.  To avoid losing his benefits, he should not receive into his checking account any
contribution from his family before he starts his house hunt.  Instead, the family should provide
this money in the form of a check on the closing day for the home purchase.

The SSI Beneficiary earns Work Income   
The 2007 edition of the SSI Spotlight on Income addresses this scenario, and provides an example calculation
of SSI benefits:

“Examples of payments or services we do not count as income for the SSI program include the first $20 of most
income received in a month, the first $65 of earnings, and one–half of earnings over $65 received in a month.”

EXAMPLE B – SSI Federal Benefit with EARNED INCOME
Total monthly income = $317 (Gross wages) and no other source of income
1) $317 (Gross wages)

-20 (Not counted)
$297

-65 (Not counted)
$232   divided by 2 (half is countable)

=$116 (Countable income)

2) $623   (SSI Federal benefit rate)
-116 (Countable income)

=$507 (SSI Federal benefit)

These rules allow a SSI Beneficiary to increase monthly income while still retaining some SSI income.  In
this example, the beneficiary receives a total of $824 monthly.  Following the same calculation process, a
beneficiary with $700 of monthly earned income will receive a $315.50 monthly SSI benefit, for a total
monthly income of $1015.50.  Also consider that income that pays for impairment-related work expenses is
excluded from consideration.  Driver expenses, for example, are subtracted from overall work income before
reducing the SSI benefit, if public transportation is not available and a doctor certifies the need for a driver.  

The SSI Beneficiary has a Section 8 Voucher    
Staff from the regional SSA office confirms that this type of housing assistance does not diminish SSI benefits.
In the same way, the housing assistance received by a beneficiary who lives in a subsidized rental unit that
charges a lower, more affordable rent does not diminish SSI benefits.  

B .   E L I G I B I L I T Y F O R M E D I C A I D

Although the scenarios above outline how increased income affects the SSI benefit, it is a separate subject to consider
at what point an individual will lose his or her Medicaid coverage.  The Spotlight on Continued Medicaid Eligibility
addresses this topic.  “In most cases, you can keep your Medicaid even if you earn too much to receive a monthly SSI
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benefit as long as you are still disabled or blind, you meet all the SSI eligibility requirements except for the amount of
your earnings, and you need continued Medicaid in order to work.”

Section 169(b) of the Social Security Act provides some protection for beneficiaries.  SSA uses a threshold amount to
measure whether a person’s earnings are high enough to replace his or her SSI and Medicaid benefits. This threshold
varies by State.  In Florida, the income threshold is $27,064 for 2007.  Yet even if a SSI beneficiary has gross earnings
higher than this threshold amount, SSA can figure a higher “individual threshold amount” if that person has impairment
related work expenses, a plan to achieve self-support, medical expenses above the average State amount, or a personal
attendant whose fees are not publicly funded.

C .   H O W A S S E T S A F F E C T S S I  E L I G I B I L I T Y

Eligibility for the SSI program is need based, and considers both the income and the assets of beneficiaries.  The
information above indicates that a beneficiary who receives home purchase assistance will still be considered eligible
for SSI.  In fact, the beneficiary will still receive an SSI benefit in the month when the home is purchased, although the
amount of the benefit will be reduced by one third, assuming no other income.

Yet once a SSI beneficiary purchases a home, it becomes his or her asset.  The SSI program notes that an individual with
assets exceeding $2000 is ineligible for assistance.  Is it possible for a beneficiary to have a house asset and still be
eligible for SSI benefits?  The answer is yes, as outlined in the 2007 edition of the SSI Spotlight on Living Arrangements:
“If you live in your own place and pay your own food and shelter costs, regardless of whether you own or rent, you may
get up to the maximum SSI amount payable in your State.”  

The home that a beneficiary owns is excluded from consideration as an asset, so long as the beneficiary maintains the
home as his or her primary residence.  This important policy is stated clearly in the SSI Spotlight on Resources (the SSI
program refers to assets as ‘resources’):  “For SSI, we do not count the home you live in and the land it is on (we do not
place a lien on your home).”

Sheltering the assets of an SSI beneficiary is a subject that has received considerable attention.  The Florida
Developmental Disabilities Council has written about ‘Special Needs Trusts’ as a tool to protect assets in such a
manner as to sustain SSI eligibility.  Information about special needs trusts is included in several FDDC publications,
including the handbook entitled Planning Ahead.  

It is important to remember, however, that while special
needs trusts are designed to shelter assets, the money that
comes out of a trust may affect SSI benefits.  Such a trust
must be administered by a 3rd party trustee.  If the
Trustee directly pays for food or shelter on behalf of the
SSI recipient, the SSI payment will be reduced by one
third for the month in question.  Other payments made
directly to vendors (e.g. medical expenses, educational
expenses) generally will not affect SSI benefits.  More
importantly, if the SSI recipient directly receives income
from the Trust, this amount of money will be subtracted on
a dollar for dollar basis from the monthly SSI payment
after the $20 general exclusion if there is no other
income.  

RECONSIDERATION OF CASE STUDY

The case provided in the introduction to this
chapter describes a caring mother, not wanting
to discr iminate between her chi ldren, who
bequests money for  a daughter receiv ing
Medicaid.  The FDDC’s Planning Ahead publica-
tion provides the direction needed to help a
mother to arrange for the inheritance to be
placed into a trust.  In this way, the inheritance
is sheltered from the Social Security office and
the money is not counted as a recipient’s asset. 
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OTHER BENEFITS PROGRAMS

S O C I A L S E C U R I T Y D I S A B I L I T Y

The Social Security Administration also provides some individuals with developmental disabilities with social
security disability payments.  This social security income comes from the Social Security Trust fund, and is
generally referred to as SSDI.  Unlike SSI, there is no income and asset cap to determine eligibility for SSDI.
Instead, it is like an insurance program into which one pays.  The medical determination of disability is similar to
what is used for SSI.  Yet to receive SSDI, an individual must have paid into the social security trust fund or
receive “survivor benefits” from a parent who has paid into the system.  When parents of a disabled person retired
and receive social security, their disabled adult child may also be able to receive SSDI.  Similarly, if parents with
disabled children themselves become disabled, they and their children may receive SSDI.   

An individual’s monthly SSDI payment is not affected or diminished by any type of affordable housing assistance
received, since social security disability is not a need based program.  Some individuals with developmental
disabilities receive both SSI and SSDI.  In such a case, the SSDI income diminishes the SSI.  A SSDI monthly
payment of $320, for example, diminishes the monthly SSI benefit to $323 (excluding the first $20 of the SSDI income).

S U P P O R T E D L I V I N G P R O G R A M

In Florida and the other seven states managed by the Atlanta SSA regional office, individuals with developmental
disabilities who receive SSI are also automatically eligible for Medicaid.  If an SSI beneficiary’s disability requires
him or her to live in an institutionalized setting, then Medicaid pays for this setting and necessary assistance.  Many
individuals with developmental disabilities, however, wish to benefit from the “Medicaid Waiver”.  This resource
allows them to receive services and assistance to maintain health and safety while living as independently as
possible.  If they do not choose to live with family members, the Supported Living program in Florida provides
services to individuals 18 or older to live in their own home.  

Eligibility for Supported Living services may also be affected by some types of affordable housing assistance.  The
program requires that someone other than the support provider must provide housing units.  In addition, no more than
three persons with disabilities may live together in the same dwelling.  Most notably, however, no more than ten
percent of an apartment or neighborhood should have persons with a disability living there.  This arrangement
referred to as the ten percent density rule—avoids the concentration and segregation of individuals with disabilities.
Instead, it seeks to integrate them into the community.  Participants in the program may request a waiver from
the rule.

The density rule was also addressed earlier in the ‘Barriers’ section of this report.  It has been considered by the
advisory committee for this project during a discussing of an affordable homeownership development that represents
a housing option that is not in compliance with the density rule.  The condo development, located in the City of
Hialeah, demonstrates a realistic and affordable homeownership option.  Yet it is a living arrangement in which
twenty percent of the condo owners in a 24 unit complex are consumers with developmental disabilities.  The
advisory committee recognizes that the density rule can be waived and has indeed been waived in several situations.
Furthermore, it only applies to people with developmental disabilities, not to neighbors with other types of
disabilities.  The goal of the rule—to avoid congregate living situations and group homes—is an important one.  An
optimum level of community inclusion is an important consideration.  As affordable housing options for people with
developmental disabilities are developed and discussed, the density rule is a key factor that must be considered for
those individuals receiving supported living services.  
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CASE STUDY: PUTNAM COUNTY
A N A N A L Y S I S O F B E N E F I T S P L A N N I N G I N A C T I O N

The ARC of Putnam County is one of the main providers of supported living services within county.  A general review of
the housing costs and living options in this community provides ideas and insight into benefits planning considerations. 

HO M E O W N E R S
More than half of the consumers in the ARC’s Supported Living program own their own homes (12 of 20).  In
several cases, a couple with two sources of income owns a home together, although some individuals have also
purchased a home on one income.  

Income
On average, the income of these consumers ranges from $500 to $850 a month.  Almost all receive SSI
benefits, some receive SSDI, and one receives a VA benefit.  All have part time jobs, working an average of 20
hours per week for wages ranging from minimum wage to $8 an hour.  While the earned income of these
individuals diminishes their monthly SSI benefits, it also increases their overall income above the maximum
$623 SSI monthly benefit.  In the case of one couple, one works part time at a restaurant and the other works
almost full time at Lowe’s.  They earn too much to qualify for SSI, although both have Medicaid coverage.    

Assets
ARC staff discussed the $2000 ($3000 for couples) asset limit of the SSI program.  The amount of money in an
individual’s checking account is among the most monitored features for their monthly finances, to ensure
benefits compliance.  Staff recognized that a special needs trust would be a helpful tool to enable consumers to
build a home maintenance reserve, while protecting assets from SSI eligibility calculations.  A trust, however,
is not currently used by any consumer.  

Housing Costs
Generally, the cost of the monthly mortgage payment is $350-400.  Payments have increased recently due to
higher taxes and insurance.  Staff recognizes that the single home owners tend to struggle more with their
expenses.  Yet couples and single owners alike manage to pay their bills consistently.  ARC staff assists them
significantly with their finances.  In fact, the staff recognizes that the support services provided by ARC
essentially subsidize each individual’s monthly costs of living in several ways.  ARC staff members provide
services paid for through Florida Supported Living program.  They cook, provide transportation, and organize.
This emphasizes the importance of fully funding the Supported Living program.  It is an essential resource that
makes community living work.

Home maintenance
Maintenance costs are not frequent, but they can be costly.  One couple has a roof that requires significant
repair, and family may provide assistance.  It is not, however, common for home owners to finance repairs with
assistance from SHIP and other local housing programs.   

Renters
Renters generally receive the same level of income, and must also monitor their asset levels.  On average,
however, they have lower monthly housing costs.  One consumer pays $500 in monthly rent, although most
individuals receive some form of federal Section 8 housing assistance.  In this way, the portion of housing
costs they typically pay is $200 or less.  As renters, they are not responsible for paying most ongoing home
maintenance costs.
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COMPARING THE COSTS OF HOUSING OPTIONS

We are working to optimize resources for individuals with disabilities.  These include federal and state government
benefits, nonprofit donations, family resources and more.  The cost of providing a variety of housing options varies from
one option to another.  Inclusive community living housing options represent an efficient use of public and private
resources.  Consider the larger costs associated with institutional living options when compared with supported living
in the community.  The following information about the costs associated with various living options is provided by
Supportive Living program staff at the Agency for Persons with Disabilities.

The average cost listed for each living option in Table 1 represents the total amount of federal and state government
money invested for each consumer.  For the Family Home and Supported Living options, this cost includes the
value of the subsidies and services that consumers receive, supported employment, medical and dental coverage,
transportation, and any benefit that is not on the Medicaid State Plan.  For the Foster Home and Group Home living
options, this average cost includes the support referred to as Residential Habilitation (‘Res Hab’).  In all cases,
this average cost does not include the federal SSI benefit, which is listed in the columns on the right.

Living Setting

Family Home

Supported Living

Foster Home (1-3)

Small Group Home (4-6)

Large Group Home (7-16)

All Other Settings

Average Cost for Public Institutions

APD WAIVER STATISTICS BY LIVING SETTING
# of Clients

19,889

3772

494

4,742

1,587

354

1,100

Average Cost

$   15,181.93 

$ 29,076.85

$ 33,401.98 

$ 52,265.07 

$ 40,578.13 

$  48,921.10 

$ 135,130.31

SSI used for
room/board

$623.00

623.00

$538.00

$538.00

$538.00

$538.00
includes
housing

Personal
Allowance (SSI)

included

included

85.00

85.00

85.00

85.00

Total Cost

$   301,953,337.26 

$  109,677,899.23

$    16,500,579.01 

$ 247,840,953.02 

$     4,397,492.37 

$    17,318,070.82 

$ 148,643,340.00

Data are Extracted as of July 31, 2007 from FREEDOM and ABC.

This information has been collected by the Agency for Persons with Disabilities using the ABC client information and
expenditure database, along with the Freedom statewide accounting system, formerly named FLAIR.
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SUMMARY

A consumer’s benefits are not hugely impacted by common types of housing assistance.  Housing providers must be
flexible in their planning and communicate with benefits providers.  Consider the following during the process of
developing home ownership and rental housing options.

H O M E O W N E R S H I P H O U S I N G O P T I O N S

Home owners do not appear overly-encumbered to comply with benefits rules and requirements.  Benefits Planning must
include the following considerations:

Anticipate a SSI one-time reduction: Prepare to cover a consumer’s expenses on the month when down payment
assistance is received (from any source).

Review monthly income: The consumer may not receive outside assistance to pay for ongoing housing costs without
compromising benefits.  Consider the viability of paying ongoing housing costs using only the SSI beneficiary’s income,
comprised of the monthly SSI benefit augmented with earned income.  At a minimum, housing costs will include
utility payments, property taxes, insurance.  Most likely, housing costs will also include repayment of a mortgage.  Also
consider how to pay for routine household maintenance.

Case Study Consideration: In the case study from Putnam County, Rural Development—also referred to as USDA—
clearly provides the central resource that enables an SSI beneficiary to pay monthly housing costs.  Extremely low
income (ELI) homebuyers in the rural communities of Florida benefit from Rural Development first mortgages.  These
mortgages essentially provide a huge subsidy to the ELI buyer, which tips the scales of the affordability equation.  Rural
Development structures a monthly mortgage payment so low as to be manageable for an individual with developmental
disabilities to pay on a budget comprised of the monthly SSI benefit augmented with earned income.  

Monitor Affordability: Although it is manageable, the average mortgage payment in the Putnam County case study
is not, strictly speaking, affordable.  The home owners in Putnam County pay a mortgage amount that comprises fifty
percent or more of their monthly income.  Their monthly budgets are very tight, with no extra income for unforeseen
housing expenses.  They are vulnerable to fluctuations or increases in housing costs, as have been recently observed
with property tax and insurance cost increases.  For SSI beneficiaries who cannot pay the minimum housing costs
(utilities, taxes, insurance) the option of buying and maintaining a house is not viable without compromising or
diminishing the SSI benefit.

R E N T A L H O U S I N G O P T I O N S

As noted earlier, the subsidized housing assistance provided by Section 8 and subsidized rental units does diminish
benefits.  For rental housing, the central benefits planning consideration concerns the Supported Living program’s
density rule.  Rental Housing developers must consider both the goal of the Supported Living program’s density
rule, as well as the rule’s precise—though flexible—requirements.  If the rule is ignored when planning for the
development of ELI rental units, housing providers risk compromising a consumer’s eligibility to receive these
essential services provided by the Supported Living program.  In addition, Rule 65G-5.004 (1) FAC also requires the
housing units to be ‘available’ to any member of the community, making it an integrated, not segregated setting.
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APPENDIX A

ELIGIBILITY FOR SSI
T I T L E 2 0 ,  C O D E O F F E D E R A L R E G U L A T I O N S ,  P A R T 4 1 6 . 2 0 2

You are eligible for SSI benefits if you meet all of the following requirements:

(a) You are—
(1) Aged 65 or older (subpart H);
(2) Blind (subpart I); or
(3) Disabled (subpart I).

(b) You are a resident of the United States (§416.1603), and—
(1) A citizen or a national of the United States (§416.1610);
(2) An alien lawfully admitted for permanent residence in the United States (§416.1615);
(3) An alien permanently residing in the United States under color of law (§416.1618); or
(4) A child of armed forces personnel living overseas as described in §416.216.

(c) You do not have more income than is permitted (subparts K and D).

(d) You do not have more resources than are permitted (subpart L).

(e) You are disabled, drug addiction or alcoholism is a contributing factor material to the determination of
disability (see §416.935), and you have not previously received a total of 36 months of Social
Security benefit payments when appropriate treatment was available or 36 months of SSI benefits on
the basis of disability where drug addiction or alcoholism was a contributing factor material to the
determination of disability.

(f) You are not—
(1) Fleeing to avoid prosecution for a crime, or an attempt to commit a crime, which is a felony

under the laws of the place from which you flee (or which, in the case of the State of New Jersey,
is a high misdemeanor under the laws of that State);

(2) Fleeing to avoid custody or confinement after conviction for a crime, or an attempt to commit
a crime, which is a felony under the laws of the place from which you flee (or which, in the case
of the State of New Jersey, is a high misdemeanor under the laws of that State); or

(3) Violating a condition of probation or parole imposed under Federal or State law.

(g) You file an application for SSI benefits (subpart C).
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ADDITIONAL INFORMATION ABOUT ELIGIBILITY
L O C A T E D I N T H E S O C I A L S E C U R I T Y O F F I C E ’ S P R O G R A M O P E R A T I O N M A N U A L S Y S T E M

SI 00501.001 
Eligibility Under the Supplemental Security Income Provisions

Citations: 

Social Security Act, Sec 1611 and 1614; 20 CFR 416.202, 203, 210, 214; 1851 - 1876 

A. INTRODUCTION 
Title XVI of the Social Security Act specifies who is eligible to receive Supplemental Security Income (SSI)
benefits, the amount of cash payments, and the conditions under which payments can be made. A person who
applies for SSI and meets the conditions in the law is eligible for benefits. The material in this subchapter is an
introduction to the SSI eligibility requirements. Subsequent sections explain these requirements in detail. 

B. POLICY 
1. Basic Eligibility Requirements 

The following are the basic eligibility requirements: 

• Age 65 or older, blind, or disabled; 
• Reside in one of the 50 States, the District of Columbia, or the Northern Mariana Islands, except for

a child of military parent(s) assigned to permanent duty anywhere outside the United States (U.S.)
(see SI 00501.415) or certain students temporarily abroad (see SI 00501.411); 

• Citizen or national of the U.S or an alien who meets the applicable requirements as follows:
o  for benefits payable beginning August 22, 1996, the alien must meet the alien status

requirements in SI 00502.100;
o  for benefits payable before August 22, 1996, the alien must be lawfully admitted for

permanent residence in the U.S. (GN 00303.440) or permanently residing in the U.S.
under color of law (SI 00501.420).

• Have income and resources within specified limits; and 
• File an application. 

2. Definition of Eligible Individual 

An eligible individual is a person who meets all of the basic requirements in SI 00501.001B.1., including
a person who meets the definition of “child.” (See SI 00501.010)

3. Definition of Eligible Spouse 

An eligible spouse is a person who meets all of the basic requirements in SI 00501.001B.1. and is the
husband or wife of the eligible individual and who is living in the same household with that person. An
individual and spouse must each file an application and meet all the criteria to establish eligibility as an
eligible couple. 
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4. Eligibility Exceptions 

a. Despite meeting all of the criteria, an individual is not eligible for SSI if he/she: 
• Fails to apply for all other benefits for which he/she may be eligible. (See SI 00510.001

through SI 00510.030). 
• Is, in some cases, a resident of a public institution throughout a month. (See SI

00520.001, SI 00520.009, SI 00520.010 through SI 00520.012, and SI
00520.120 through SI 00520.930). 

• Has been outside the U.S. for 30 consecutive days (except for a child of a military parent
stationed overseas or certain students temporarily abroad). Once an individual has been
outside the U.S. for 30 consecutive days that individual is not eligible for SSI until
he/she has been back in the U.S. for 30 consecutive days. (See SI 00501.410 and
SI 02301.225). 

• Does not give us permission to contact any financial institution to request any financial
records that the financial institution may have about him/her.

b. An individual is ineligible to receive SSI benefits for any month during which he/she:
• Has an unsatisfied warrant for his/her arrest for a crime that is a felony or, in jurisdictions

that do not define crimes as felonies, is punishable by death or imprisonment for a term
exceeding 1 year regardless of the actual sentence imposed under the laws of the place from
which the warrant is issued. (See SI 00530.001B). 

• Has an unsatisfied warrant for avoiding custody or confinement after conviction for a crime
which is a felony or, in jurisdictions that do not define crimes as felonies, is punishable by
death or imprisonment for a term exceeding 1 year regardless of the actual sentence imposed
under the laws of the place from which the person flees; or (See SI 00530.001B)

• Is violating a condition of probation or parole imposed under Federal or State law.
(See SI 00530.001B).

INCOME AND ELIGIBILITY
T I T L E 2 0 ,  C O D E O F F E D E R A L R E G U L A T I O N S ,  P A R T 4 1 6 . 1 1 0 0

You are eligible for supplemental security income (SSI) benefits if you are an aged, blind, or disabled person who meets
the requirements described in subpart B and who has limited income and resources. Thus, the amount of income you
have is a major factor in deciding whether you are eligible for SSI benefits and the amount of your benefit. We count
income on a monthly basis. Generally, the more income you have the less your benefit will be. If you have too much
income, you are not eligible for a benefit. However, we do not count all of your income to determine your eligibility and
benefit amount. We explain in the following sections how we treat your income for the SSI program. These rules apply
to the Federal benefit and to any optional State supplement paid by us on behalf of a State (§416.2025) except as
noted in subpart T and in the Federal-State agreements with individual States. While this subpart explains how we count
income, subpart D of these regulations explains how we determine your benefits, including the provision that we
generally use countable income in a prior month to determine how much your benefit amount will be for a month in
which you are eligible (§416.420).
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ABOUT RESOURCES AND ASSETS
T I T L E 2 0 ,  C O D E O F F E D E R A L R E G U L A T I O N S ,  P A R T 4 1 6 . 1 2 0 1

(a) Resources; defined. For purposes of this subpart L, resources means cash or other liquid assets or any real or
personal property that an individual (or spouse, if any) owns and could convert to cash to be used for his or her
support and maintenance.
(1) If the individual has the right, authority or power to liquidate the property or his or her share of the

property, it is considered a resource. If a property right cannot be liquidated, the property will not be
considered a resource of the individual (or spouse).

(2) Support and maintenance assistance not counted as income under §416.1157 (c) will not be
considered a resource.

(3) Except for cash reimbursement of medical or social services expenses already paid for by the
individual, cash received for medical or social services that is not income under §416.1103 (a) or (b),
or a retroactive cash payment which is income that is excluded from deeming under §416.1161 (a)(16),
is not a resource for the calendar month following the month of its receipt. However, cash retained until
the first moment of the second calendar month following its receipt is a resource at that time.
(i) For purposes of this provision, a retroactive cash payment is one that is paid after the month

in which it was due.
(ii) This provision applies only to the unspent portion of those cash payments identified in this

paragraph (a)(3). Once the cash from such payments is spent, this provision does not apply to
items purchased with the money, even if the period described above has not expired.

(iii) Unspent money from those cash payments identified in this paragraph (a)(3) must be identifiable
from other resources for this provision to apply. The money may be commingled with other
funds, but if this is done in such a fashion that an amount from such payments can no longer
be separately identified, that amount will count toward the resource limit described in
§416.1205.

(4) Death benefits, including gifts and inheritances, received by an individual, to the extent that they are
not income in accordance with paragraphs (e) and (g) of §416.1121 because they are to be spent on
costs resulting from the last illness and burial of the deceased, are not resources for the calendar month
following the month of receipt. However, such death benefits retained until the first moment of the
second calendar month following their receipt are resources at that time.

(b) Liquid resources. Liquid resources are cash or other property which can be converted to cash within 20 days,
excluding certain nonwork days as explained in §416.120 (d). Examples of resources that are ordinarily
liquid are stocks, bonds, mutual fund shares, promissory notes, mortgages, life insurance policies, financial
institution accounts (including savings, checking, and time deposits, also known as certificates of deposit)
and similar items. Liquid resources, other than cash, are evaluated according to the individual's equity
in the resources. (See §416.1208 for the treatment of funds held in individual and joint financial
institution accounts.)

(c) Nonliquid resources. (1) Nonliquid resources are property which is not cash and which cannot be converted
to cash within 20 days excluding certain nonwork days as explained in §416.120 (d). Examples of resources
that are ordinarily nonliquid are loan agreements, household goods, automobiles, trucks, tractors, boats,
machinery, livestock, buildings and land. Nonliquid resources are evaluated according to their equity value
except as otherwise provided. (See §416.1218 for treatment of automobiles.)
(2) For purposes of this subpart L, the equity value of an item is defined as:

(i) The price that item can reasonably be expected to sell for on the open market in the
particular geographic area involved; minus

(ii) Any encumbrances.
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ABOUT TRUSTS AND RESOURCES
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L I E N S ,  AD J U S T M E N T S A N D RE C OV E R I E S ,  A N D TR A N S F E R S O F A S S E T S

SEC. 1917. [42 U.S.C. 1396p] (a)(1) No lien may be imposed against the property of any individual prior to his death
on account of medical assistance paid or to be paid on his behalf under the State plan, except— 

(A) pursuant to the judgment of a court on account of benefits incorrectly paid on behalf of such individual,
or 

(B) in the case of the real property of an individual— 
(i) who is an inpatient in a nursing facility, intermediate care facility for the mentally retarded, or

other medical institution, if such individual is required, as a condition of receiving services in
such institution under the State plan, to spend for costs of medical care all but a minimal
amount of his income required for personal needs, and 

(ii) with respect to whom the State determines, after notice and opportunity for a hearing (in
accordance with procedures established by the State), that he cannot reasonably be expected
to be discharged from the medical institution and to return home, except as provided in
paragraph (2). 

(2) No lien may be imposed under paragraph (1)(B) on such individual's home if— 
(A) the spouse of such individual, 
(B) such individual's child who is under age 21, or (with respect to States eligible to participate in the State

program established under title XVI) is blind or permanently and totally disabled, or (with respect to
States which are not eligible to participate in such program) is blind or disabled as defined in section
1614, or 

(C) a sibling of such individual (who has an equity interest in such home and who was residing in such
individual's home for a period of at least one year immediately before the date of the individual's
admission to the medical institution), is lawfully residing in such home. 

(3) Any lien imposed with respect to an individual pursuant to paragraph (1)(B) shall dissolve upon that
individual's discharge from the medical institution and return home. 

(b)(1) No adjustment or recovery of any medical assistance correctly paid on behalf of an individual under the State
plan may be made, except that the State shall seek adjustment or recovery of any medical assistance correctly paid on
behalf of an individual under the State plan in the case of the following individuals: 

(A) In the case of an individual described in subsection (a)(1)(B), the State shall seek adjustment or
recovery from the individual's estate or upon sale of the property subject to a lien imposed on account
of medical assistance paid on behalf of the individual. 

(B) In the case of an individual who was 55 years of age or older when the individual received such
medical assistance, the State shall seek adjustment or recovery from the individual's estate, but only
for medical assistance consisting of— 
(i) nursing facility services, home and community-based services, and related hospital and

prescription drug services, or 
(ii) at the option of the State, any items or services under the State plan. 
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(C)(i) In the case of an individual who has received (or is entitled to receive) benefits under a long-term care
insurance policy in connection with which assets or resources are disregarded in the manner described
in clause (ii), except as provided in such clause, the State shall seek adjustment or recovery from the
individual's estate on account of medical assistance paid on behalf of the individual for nursing
facility and other long-term care services. 
(ii) Clause (i) shall not apply in the case of an individual who received medical assistance under

a State plan of a State which had a State plan amendment approved as of May 14, 1993, and
which satisfies clause (iv), or which has a State plan amendment that provides for a qualified
State long-term care insurance partnership (as defined in clause (iii))[125] which provided for the
disregard of any assets or resources— 
(I) to the extent that payments are made under a long-term care insurance policy; or 
(II) because an individual has received (or is entitled to receive) benefits under a

long-term care insurance policy. 
(iii)[126] For purposes of this paragraph, the term “qualified State long-term care insurance

partnership” means an approved State plan amendment under this title that provides for the
disregard of any assets or resources in an amount equal to the insurance benefit payments
that are made to or on behalf of an individual who is a beneficiary under a long-term care
insurance policy if the following requirements are met: 

(I) The policy covers an insured who was a resident of such State when coverage first
became effective under the policy. 

(II) The policy is a qualified long-term care insurance policy (as defined in section
7702B(b) of the Internal Revenue Code of 1986) issued not earlier than the effective
date of the State plan amendment. 

(III) The policy meets the model regulations and the requirements of the model Act
specified in paragraph (5). 

(IV) If the policy is sold to an individual who— 
(aa) has not attained age 61 as of the date of purchase, the policy provides

compound annual inflation protection; 
(bb) has attained age 61 but has not attained age 76 as of such date, the policy

provides some level of inflation protection; and 
(cc) has attained age 76 as of such date, the policy may (but is not required to)

provide some level of inflation protection. 
(V) The State Medicaid agency under section 1902(a)(5) provides information and

technical assistance to the State insurance department on the insurance department’s
role of assuring that any individual who sells a long-term care insurance policy under
the partnership receives training and demonstrates evidence of an understanding of
such policies and how they relate to other public and private coverage of long-term
care. 

(VI) The issuer of the policy provides regular reports to the Secretary, in accordance with
regulations of the Secretary, that include notification regarding when benefits provid-
ed under the policy have been paid and the amount of such benefits paid, notification
regarding when the policy otherwise terminates, and such other information as the
Secretary determines may be appropriate to the administration of such partnerships. 

(VII) The State does not impose any requirement affecting the terms or benefits of such a
policy unless the State imposes such requirement on long-term care insurance policies
without regard to whether the policy is covered under the partnership or is offered in
connection with such a partnership. In the case of a long-term care insurance policy
which is exchanged for another such policy, subclause (I) shall be applied based on
the coverage of the first such policy that was exchanged. For purposes of this clause
and paragraph (5), the term “long-term care insurance policy” includes a certificate
issued under a group insurance contract. 
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(iv) With respect to a State which had a State plan amendment approved as of May
14, 1993, such a State satisfies this clause for purposes of clause (ii) if the
Secretary determines that the State plan amendment provides for consumer
protection standards which are no less stringent than the consumer protection
standards which applied under such State plan amendment as of December
31, 2005. 

(v) The regulations of the Secretary required under clause (iii)(VI) shall be
promulgated after consultation with the National Association of Insurance
Commissioners, issuers of long-term care insurance policies, States with
experience with long-term care insurance partnership plans, other States, and
representatives of consumers of long-term care insurance policies, and shall
specify the type and format of the data and information to be reported and the
frequency with which such reports are to be made. The Secretary, as
appropriate, shall provide copies of the reports provided in accordance with
that clause to the State involved. 

(vi) The Secretary, in consultation with other appropriate Federal agencies,
issuers of long-term care insurance, the National Association of Insurance
Commissioners, State insurance commissioners, States with experience with
long-term care insurance partnership plans, other States, and representatives
of consumers of long-term care insurance policies, shall develop recommen-
dations for Congress to authorize and fund a uniform minimum data set to be
reported electronically by all issuers of long-term care insurance policies
under qualified State long-term care insurance partnerships to a secure,
centralized electronic query and report-generating mechanism that the State,
the Secretary, and other Federal agencies can access. 

(2) Any adjustment or recovery under paragraph (1) may be made only after the death of the individual's surviving
spouse, if any, and only at a time— 
(A) when he has no surviving child who is under age 21, or (with respect to States eligible to participate in

the State program established under title XVI) is blind or permanently and totally disabled, or (with
respect to States which are not eligible to participate in such program) is blind or disabled as defined
in section 1614; and 

(B) in the case of a lien on an individual's home under subsection (a)(1)(B), when— 
(i) no sibling of the individual (who was residing in the individual's home for a period of at least

one year immediately before the date of the individual's admission to the medical institution),
and 

(ii) no son or daughter of the individual (who was residing in the individual's home for a period
of at least two years immediately before the date of the individual's admission to the
medical institution, and who establishes to the satisfaction of the State that he or she provided
care to such individual which permitted such individual to reside at home rather than in an
institution), is lawfully residing in such home who has lawfully resided in such home on a
continuous basis since the date of the individual's admission to the medical institution. 

(3) The State agency shall establish procedures (in accordance with standards specified by the Secretary) under
which the agency shall waive the application of this subsection (other than paragraph (1)(C)) if such application would
work an undue hardship as determined on the basis of criteria established by the Secretary. 
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(4) For purposes of this subsection, the term “estate”, with respect to a deceased individual— 
(A) shall include all real and personal property and other assets included within the individual's estate, as

defined for purposes of State probate law; and 
(B) may include, at the option of the State (and shall include, in the case of an individual to whom

paragraph (1)(C)(i) applies), any other real and personal property and other assets in which the
individual had any legal title or interest at the time of death (to the extent of such interest), including
such assets conveyed to a survivor, heir, or assign of the deceased individual through joint tenancy,
tenancy in common, survivorship, life estate, living trust, or other arrangement. 

(5)(A)[127] For purposes of clause (iii)(III), the model regulations and the requirements of the model Act specified in this
paragraph are: 

(i) In the case of the model regulation, the following requirements: 
(I) Section 6A (relating to guaranteed renewal or noncancellability), other than paragraph

(5) thereof, and the requirements of section 6B of the model Act relating to such
section 6A. 

(II) Section 6B (relating to prohibitions on limitations and exclusions) other than
paragraph (7) thereof. 

(III) Section 6C (relating to extension of benefits). 
(IV) Section 6D (relating to continuation or conversion of coverage). 
(V) Section 6E (relating to discontinuance and replacement of policies). 
(VI) Section 7 (relating to unintentional lapse). 
(VII) Section 8 (relating to disclosure), other than sections 8F, 8G, 8H, and 8I thereof. 
(VIII) Section 9 (relating to required disclosure of rating practices to consumer). 
(IX) Section 11 (relating to prohibitions against post-claims underwriting). 
(X) Section 12 (relating to minimum standards). 
(XI) Section 14 (relating to application forms and replacement coverage). 
(XII) Section 15 (relating to reporting requirements). 
(XIII) Section 22 (relating to filing requirements for marketing). 
(XIV) Section 23 (relating to standards for marketing), including inaccurate completion of

medical histories, other than paragraphs (1), (6), and (9) of section 23C. 
(XV) Section 24 (relating to suitability). 
(XVI) Section 25 (relating to prohibition against preexisting conditions and probationary

periods in replacement policies or certificates). 
(XVII) The provisions of section 26 relating to contingent nonforfeiture benefits, if the

policyholder declines the offer of a nonforfeiture provision described in paragraph (4). 
(XVIII) Section 29 (relating to standard format outline of coverage). 
(XIX) Section 30 (relating to requirement to deliver shopper's guide). 

(ii) In the case of the model Act, the following: 
(I) Section 6C (relating to preexisting conditions). 
(II) Section 6D (relating to prior hospitalization). 
(III) The provisions of section 8 relating to contingent nonforfeiture benefits. 
(IV) Section 6F (relating to right to return). 
(V) Section 6G (relating to outline of coverage). 
(VI) Section 6H (relating to requirements for certificates under group plans). 
(VII) Section 6J (relating to policy summary). 
(VIII) Section 6K (relating to monthly reports on accelerated death benefits). 
(IX) Section 7 (relating to incontestability period). 

(B) For purposes of this paragraph and paragraph (1)(C)— 
(i) the terms “model regulation” and “model Act” mean the long-term care insurance model

regulation, and the long-term care insurance model Act, respectively, promulgated by the
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National Association of Insurance Commissioners (as adopted as of October 2000); 
(ii) any provision of the model regulation or model Act listed under subparagraph (A) shall be

treated as including any other provision of such regulation or Act necessary to implement the
provision; and 

(iii) with respect to a long-term care insurance policy issued in a State, the policy shall be deemed
to meet applicable requirements of the model regulation or the model Act if the State
plan amendment under paragraph (1)(C)(iii) provides that the State insurance commissioner
for the State certifies (in a manner satisfactory to the Secretary) that the policy meets such
requirements. 

(C) Not later than 12 months after the National Association of Insurance Commissioners issues a revision,
update, or other modification of a model regulation or model Act provision specified in subparagraph
(A), or of any provision of such regulation or Act that is substantively related to a provision specified
in such subparagraph, the Secretary shall review the changes made to the provision, determine whether
incorporating such changes into the corresponding provision specified in such subparagraph would
improve qualified State long-term care insurance partnerships, and if so, shall incorporate the changes
into such provision. 

(c)(1)(A) In order to meet the requirements of this subsection for purposes of section 1902(a)(18), the State plan must
provide that if an institutionalized individual or the spouse of such an individual (or, at the option of a State, a
noninstitutionalized individual or the spouse of such an individual) disposes of assets for less than fair market
value on or after the look-back date specified in subparagraph (B)(i), the individual is ineligible for medical
assistance for services described in subparagraph (C)(i) (or, in the case of a noninstitutionalized individual,
for the services described in subparagraph (C)(ii)) during the period beginning on the date specified in
subparagraph (D) and equal to the number of months specified in subparagraph (E). 

(B)(i) The look-back date specified in this subparagraph is a date that is 36 months (or, in the case of payments
from a trust or portions of a trust that are treated as assets disposed of by the individual pursuant to
paragraph (3)(A)(iii) or (3)(B)(ii) of subsection (d) or in the case of of any other disposal of assets made
on or after the date of enactment of the Deficit Reduction Act of 2005[128], 60 months) before the date
specified in clause (ii). 

(ii) The date specified in this clause, with respect to— 
(I) an institutionalized individual is the first date as of which the individual both is an

institutionalized individual and has applied for medical assistance under the State
plan, or 

(II) a noninstitutionalized individual is the date on which the individual applies for
medical assistance under the State plan or, if later, the date on which the individual
disposes of assets for less than fair market value. 

(C)(i) The services described in this subparagraph with respect to an institutionalized individual are the
following: 

(I) Nursing facility services. 
(II) A level of care in any institution equivalent to that of nursing facility services. 
III) Home or community-based services furnished under a waiver granted under

subsection (c) or (d) of section 1915. 
(ii) The services described in this subparagraph with respect to a noninstitutionalized individual

are services (not including any services described in clause (i)) that are described in paragraph
(7), (22), or (24) of section 1905(a), and, at the option of a State, other long-term care
services for which medical assistance is otherwise available under the State plan to
individuals requiring long-term care. 

(D)(i) In the case of a transfer of asset made before the date of enactment of the Deficit Reduction Act of 2005,
the date[129] specified in this subparagraph is the first day of the first month during or after which assets
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have been transferred for less than fair market value and which does not occur in any other periods of
ineligibility under this subsection. 

(ii)[130] In the case of a transfer of asset made on or after the date of the enactment of the Deficit
Reduction Act of 2005[131], the date specified in this subparagraph is the first day of a month
during or after which assets have been transferred for less than fair market value, or the date on
which the individual is eligible for medical assistance under the State plan and would otherwise
be receiving institutional level care described in subparagraph (C) based on an approved
application for such care but for the application of the penalty period, whichever is later,
and which does not occur during any other period of ineligibility under this subsection. 

(E)(i) With respect to an institutionalized individual, the number of months of ineligibility under this
subparagraph for an individual shall be equal to— 

(I) the total, cumulative uncompensated value of all assets transferred by the individual
(or individual's spouse) on or after the look-back date specified in subparagraph (B)(i),
divided by 

(II) the average monthly cost to a private patient of nursing facility services in the State
(or, at the option of the State, in the community in which the individual is institu-
tionalized) at the time of application. 

(ii) With respect to a noninstitutionalized individual, the number of months of ineligibility under
this subparagraph for an individual shall not be greater than a number equal to— 
(I) the total, cumulative uncompensated value of all assets transferred by the individual

(or individual's spouse) on or after the look-back date specified in subparagraph (B)(i),
divided by 

(II) the average monthly cost to a private patient of nursing facility services in the State
(or, at the option of the State, in the community in which the individual is institution-
alized) at the time of application. 

(iii) The number of months of ineligibility otherwise determined under clause (i) or (ii) with respect
to the disposal of an asset shall be reduced— 
(I) in the case of periods of ineligibility determined under clause (i), by the number of

months of ineligibility applicable to the individual under clause (ii) as a result of such
disposal, and 

(II) in the case of periods of ineligibility determined under clause (ii), by the number of
months of ineligibility applicable to the individual under clause (i) as a result of such
disposal. 

(iv)[132] A State shall not round down, or otherwise disregard any fractional period of ineligibility
determined under clause (i) or (ii) with respect to the disposal of assets. 

(F)[133] For purposes of this paragraph, the purchase of an annuity shall be treated as the disposal of an asset for
less than fair market value unless— 

(i) the State is named as the remainder beneficiary in the first position for at least the total amount
of medical assistance paid on behalf of the annuitant under this title; or 

(ii) the State is named as such a beneficiary in the second position after the community spouse or
minor or disabled child and is named in the first position if such spouse or a representative of
such child disposes of any such remainder for less than fair market value. 

(G)[134] For purposes of this paragraph with respect to a transfer of assets, the term “assets” includes an annuity
purchased by or on behalf of an annuitant who has applied for medical assistance with respect to
nursing facility services or other long-term care services under this title unless— 

(i) the annuity is— 
(I) an annuity described in subsection (b) or (q) of section 408 of the Internal Revenue

Code of 1986; or 
(II) purchased with proceeds from— 

(aa) an account or trust described in subsection (a), (c), or (p) of section 408 of
such Code; 
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(bb) a simplified employee pension (within the meaning of section 408(k) of such
Code); or 

(cc) a Roth IRA described in section 408A of such Code; or 
(ii) the annuity— 

(I) is irrevocable and nonassignable; 
(II) is actuarially sound (as determined in accordance with actuarial publications of the

Office of the Chief Actuary of the Social Security Administration); and 
(III) provides for payments in equal amounts during the term of the annuity, with no

deferral and no balloon payments made. 
(H)[135] Notwithstanding the preceding provisions of this paragraph, in the case of an individual (or individual’s

spouse) who makes multiple fractional transfers of assets in more than 1 month for less than fair market
value on or after the applicable look-back date specified in subparagraph (B), a State may determine the
period of ineligibility applicable to such individual under this paragraph by— 

(i) treating the total, cumulative uncompensated value of all assets transferred by the individual
(or individual's spouse) during all months on or after the look-back date specified in subpara-
graph (B) as 1 transfer for purposes of clause (i) or (ii) (as the case may be) of subparagraph
(E); and 

(ii) beginning such period on the earliest date which would apply under subparagraph (D) to any
of such transfers. 

(I)[136] For purposes of this paragraph with respect to a transfer of assets, the term “assets” includes funds used
to purchase a promissory note, loan, or mortgage unless such note, loan, or mortgage— 

(i) has a repayment term that is actuarially sound (as determined in accordance with actuarial
publications of the Office of the Chief Actuary of the Social Security Administration); 

(ii) provides for payments to be made in equal amounts during the term of the loan, with no
deferral and no balloon payments made; and 

(iii) prohibits the cancellation of the balance upon the death of the lender. 
In the case of a promissory note, loan, or mortgage that does not satisfy the requirements of
clauses (i) through (iii), the value of such note, loan, or mortgage shall be the outstanding
balance due as of the date of the individual's application for medical assistance for services
described in subparagraph (C). 

(J)[137] For purposes of this paragraph with respect to a transfer of assets, the term “assets” includes the purchase
of a life estate interest in another individual's home unless the purchaser resides in the home for a
period of at least 1 year after the date of the purchase. 

(2) An individual shall not be ineligible for medical assistance by reason of paragraph (1) to the extent that— 
(A) the assets transferred were a home and title to the home was transferred to— 

(i) the spouse of such individual; 
(ii) a child of such individual who (I) is under age 21, or (II) (with respect to States eligible to

participate in the State program established under title XVI) is blind or permanently and
totally disabled, or (with respect to States which are not eligible to participate in such program)
is blind or disabled as defined in section 1614; 

(iii) a sibling of such individual who has an equity interest in such home and who was residing in
such individual's home for a period of at least one year immediately before the date the
individual becomes an institutionalized individual; or 

(iv) a son or daughter of such individual (other than a child described in clause (ii)) who was
residing in such individual's home for a period of at least two years immediately before the date
the individual becomes an institutionalized individual, and who (as determined by the State)
provided care to such individual which permitted such individual to reside at home rather than
in such an institution or facility; 
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(B) the assets— 
(i) were transferred to the individual's spouse or to another for the sole benefit of the individual's

spouse, 
(ii) were transferred from the individual's spouse to another for the sole benefit of the individual's

spouse, 
(iii) were transferred to, or to a trust (including a trust described in subsection (d)(4)) established

solely for the benefit of, the individual's child described in subparagraph (A)(ii)(II), or 
(iv) were transferred to a trust (including a trust described in subsection (d)(4)) established solely

for the benefit of an individual under 65 years of age who is disabled (as defined in section
1614(a)(3)); 

(C) a satisfactory showing is made to the State (in accordance with regulations promulgated by the
Secretary) that (i) the individual intended to dispose of the assets either at fair market value, or for other
valuable consideration, (ii) the assets were transferred exclusively for a purpose other than to qualify
for medical assistance, or (iii) all assets transferred for less than fair market value have been returned
to the individual; or 

(D)[138] the State determines, under procedures established by the State (in accordance with standards
specified by the Secretary), that the denial of eligibility would work an undue hardship as determined
on the basis of criteria established by the Secretary.[139]

The procedures established under subparagraph (D) shall permit the facility in which the institutional-
ized individual is residing to file an undue hardship waiver application on behalf of the individual with
the consent of the individual or the personal representative of the individual.[140] While an application
for an undue hardship waiver is pending under subparagraph (D) in the case of an individual who is a
resident of a nursing facility, if the application meets such criteria as the Secretary specifies, the State
may provide for payments for nursing facility services in order to hold the bed for the individual at the
facility, but not in excess of payments for 30 days.[141]

(3) For purposes of this subsection, in the case of an asset held by an individual in common with another person or
persons in a joint tenancy, tenancy in common, or similar arrangement, the asset (or the affected portion of such
asset) shall be considered to be transferred by such individual when any action is taken, either by such individual
or by any other person, that reduces or eliminates such individual's ownership or control of such asset. 

(4) A State (including a State which has elected treatment under section 1902(f)) may not provide for any period of
ineligibility for an individual due to transfer of resources for less than fair market value except in accordance with
this subsection. In the case of a transfer by the spouse of an individual which results in a period of ineligibility
for medical assistance under a State plan for such individual, a State shall, using a reasonable methodology (as
specified by the Secretary), apportion such period of ineligibility (or any portion of such period) among the individual
and the individual's spouse if the spouse otherwise becomes eligible for medical assistance under the State plan. 

(5) In this subsection, the term “resources” has the meaning given such term in section 1613, without regard to the
exclusion described in subsection (a)(1) thereof. 

(d)(1) For purposes of determining an individual's eligibility for, or amount of, benefits under a State plan under this
title, subject to paragraph (4), the rules specified in paragraph (3) shall apply to a trust established by such individual.

(2)(A) For purposes of this subsection, an individual shall be considered to have established a trust if assets
of the individual were used to form all or part of the corpus of the trust and if any of the following
individuals established such trust other than by will: 

(i) The individual. 
(ii) The individual's spouse. 
(iii) A person, including a court or administrative body, with legal authority to act in place of or on

behalf of the individual or the individual's spouse. 
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(iv) A person, including any court or administrative body, acting at the direction or upon the
request of the individual or the individual's spouse. 

(B) In the case of a trust the corpus of which includes assets of an individual (as determined under
subparagraph (A)) and assets of any other person or persons, the provisions of this subsection shall
apply to the portion of the trust attributable to the assets of the individual. 

(C) Subject to paragraph (4), this subsection shall apply without regard to— 
(i) the purposes for which a trust is established, 
(ii) whether the trustees have or exercise any discretion under the trust, 
(iii) any restrictions on when or whether distributions may be made from the trust, or 
(iv) any restrictions on the use of distributions from the trust. 

(3)(A) In the case of a revocable trust— 
(i) the corpus of the trust shall be considered resources available to the individual, 
(ii) payments from the trust to or for the benefit of the individual shall be considered income of the

individual, and 
(iii) any other payments from the trust shall be considered assets disposed of by the individual for

purposes of subsection (c). 
(B) In the case of an irrevocable trust— 

(i) if there are any circumstances under which payment from the trust could be made to or for the
benefit of the individual, the portion of the corpus from which, or the income on the corpus
from which, payment to the individual could be made shall be considered resources available
to the individual, and payments from that portion of the corpus or income— 
(I) to or for the benefit of the individual, shall be considered income of the individual, and 
(II) for any other purpose, shall be considered a transfer of assets by the individual

subject to subsection (c); and 
(ii) any portion of the trust from which, or any income on the corpus from which, no payment could

under any circumstances be made to the individual shall be considered, as of the date of
establishment of the trust (or, if later, the date on which payment to the individual was
foreclosed) to be assets disposed by the individual for purposes of subsection (c), and the value
of the trust shall be determined for purposes of such subsection by including the amount of any
payments made from such portion of the trust after such date. 

(4) This subsection shall not apply to any of the following trusts: 
(A) A trust containing the assets of an individual under age 65 who is disabled (as defined in section

1614(a)(3)) and which is established for the benefit of such individual by a parent, grandparent, legal
guardian of the individual, or a court if the State will receive all amounts remaining in the trust upon
the death of such individual up to an amount equal to the total medical assistance paid on behalf of the
individual under a State plan under this title. 

(B) A trust established in a State for the benefit of an individual if— 
(i) the trust is composed only of pension, Social Security, and other income to the individual (and

accumulated income in the trust), 
(ii) the State will receive all amounts remaining in the trust upon the death of such individual up

to an amount equal to the total medical assistance paid on behalf of the individual under a State
plan under this title, and 

(iii) the State makes medical assistance available to individuals described in section
1902(a)(10)(A)(ii)(V), but does not make such assistance available to individuals for
nursing facility services under section 1902(a)(10)(C). 

(C) A trust containing the assets of an individual who is disabled (as defined in section 1614(a)(3)) that
meets the following conditions: 
(i) The trust is established and managed by a nonprofit association. 
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(ii) A separate account is maintained for each beneficiary of the trust, but, for purposes of
investment and management of funds, the trust pools these accounts. 

(iii) Accounts in the trust are established solely for the benefit of individuals who are disabled
(as defined in section 1614(a)(3)) by the parent, grandparent, or legal guardian of such
individuals, by such individuals, or by a court. 

(iv) To the extent that amounts remaining in the beneficiary's account upon the death of the
beneficiary are not retained by the trust, the trust pays to the State from such remaining
amounts in the account an amount equal to the total amount of medical assistance paid on
behalf of the beneficiary under the State plan under this title. 

(5) The State agency shall establish procedures (in accordance with standards specified by the Secretary) under which
the agency waives the application of this subsection with respect to an individual if the individual establishes that such
application would work an undue hardship on the individual as determined on the basis of criteria established by the
Secretary. 

(6) The term “trust” includes any legal instrument or device that is similar to a trust but includes an annuity only to
such extent and in such manner as the Secretary specifies. 

(e)(1)[142] In order to meet the requirements of this section for purposes of section 1902(a)(18), a State shall
require, as a condition for the provision of medical assistance for services described in subsection
(c)(1)(C)(i) (relating to long-term care services) for an individual, the application of the individual for
such assistance (including any recertification of eligibility for such assistance) shall disclose a
description of any interest the individual or community spouse has in an annuity (or similar financial
instrument, as may be specified by the Secretary), regardless of whether the annuity is irrevocable or
is treated as an asset. Such application or recertification form shall include a statement that under
paragraph (2) the State becomes a remainder beneficiary under such an annuity or similar financial
instrument by virtue of the provision of such medical assistance. 

(2)(A) In the case of disclosure concerning an annuity under subsection (c)(1)(F), the State shall notify the
issuer of the annuity of the right of the State under such subsection as a preferred remainder
beneficiary in the annuity for medical assistance furnished to the individual. Nothing in this
paragraph shall be construed as preventing such an issuer from notifying persons with any other
remainder interest of the State's remainder interest under such subsection. 

(B) In the case of such an issuer receiving notice under subparagraph (A), the State may require the issuer
to notify the State when there is a change in the amount of income or principal being withdrawn from
the amount that was being withdrawn at the time of the most recent disclosure described in paragraph
(1). A State shall take such information into account in determining the amount of the State's
obligations for medical assistance or in the individual's eligibility for such assistance. 

(3) The Secretary may provide guidance to States on categories of transactions that may be treated as a transfer of
asset for less than fair market value. 

(4) Nothing in this subsection shall be construed as preventing a State from denying eligibility for medical
assistance for an individual based on the income or resources derived from an annuity described in
paragraph (1). 

(f)(1)(A)[143] Notwithstanding any other provision of this title, subject to subparagraphs (B) and (C) of this paragraph and
paragraph (2), in determining eligibility of an individual for medical assistance with respect to nursing
facility services or other long-term care services, the individual shall not be eligible for such assistance if
the individual's equity interest in the individual's home exceeds $500,000. 
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(B) A State may elect, without regard to the requirements of section 1902(a)(1) (relating to statewideness)
and section 1902(a)(10)(B) (relating to comparability), to apply subparagraph (A) by substituting for
“$500,000”, an amount that exceeds such amount, but does not exceed $750,000. 

(C) The dollar amounts specified in this paragraph shall be increased, beginning with 2011, from year to
year based on the percentage increase in the consumer price index for all urban consumers (all items;
United States city average), rounded to the nearest $1,000. 

(2) Paragraph (1) shall not apply with respect to an individual if— 
(A) the spouse of such individual, or 
(B) such individual's child who is under age 21, or (with respect to States eligible to participate in the State

program established under title XVI) is blind or permanently and totally disabled, or (with respect to
States which are not eligible to participate in such program) is blind or disabled as defined in section
1614, is lawfully residing in the individual's home. 

(3) Nothing in this subsection shall be construed as preventing an individual from using a reverse mortgage or home
equity loan to reduce the individual's total equity interest in the home. 

(4) The Secretary shall establish a process whereby paragraph (1) is waived in the case of a demonstrated hardship. 

(1) The term “assets”, with respect to an individual, includes all income and resources of the individual and of the
individual's spouse, including any income or resources which the individual or such individual's spouse is
entitled to but does not receive because of action— 
(A) by the individual or such individual's spouse, 
(B) by a person, including a court or administrative body, with legal authority to act in place of or on behalf

of the individual or such individual's spouse, or 
(C) by any person, including any court or administrative body, acting at the direction or upon the request

of the individual or such individual's spouse. 

(2) The term “income” has the meaning given such term in section 1612. 

(3) The term “institutionalized individual” means an individual who is an inpatient in a nursing facility, who is an
inpatient in a medical institution and with respect to whom payment is made based on a level of care provided
in a nursing facility, or who is described in section 1902(a)(10)(A)(ii)(VI). 

(4) The term “noninstitutionalized individual” means an individual receiving any of the services specified in
subsection (c)(1)(C)(ii). 

(5) The term “resources” has the meaning given such term in section 1613, without regard (in the case of an
institutionalized individual) to the exclusion described in subsection (a)(1) of such section. 

(g)[144] TREATMENT OF ENTRANCE FEES OF INDIVIDUALS RESIDING IN CONTINUING CARE RETIREMENT
COMMUNITIES.— 

(1) IN GENERAL.—For purposes of determining an individual's eligibility for, or amount of, benefits under a State
plan under this title, the rules specified in paragraph (2) shall apply to individuals residing in continuing care
retirement communities or life care communities that collect an entrance fee on admission from such individu-
als. 

(2) TREATMENT OF ENTRANCE FEE.—For purposes of this subsection, an individual's entrance fee in a
continuing care retirement community or life care community shall be considered a resource available to the
individual to the extent that— 
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(A) the individual has the ability to use the entrance fee, or the contract provides that the entrance fee may
be used, to pay for care should other resources or income of the individual be insufficient to pay for
such care; 

(B) the individual is eligible for a refund of any remaining entrance fee when the individual dies or
terminates the continuing care retirement community or life care community contract and leaves the
community; and 

(C) the entrance fee does not confer an ownership interest in the continuing care retirement community or
life care community. 

(2) The term “income” has the meaning given such term in section 1612. 

(3) The term “institutionalized individual” means an individual who is an inpatient in a nursing facility, who is an
inpatient in a medical institution and with respect to whom payment is made based on a level of care provided
in a nursing facility, or who is described in section 1902(a)(10)(A)(ii)(VI). 

(4) The term “noninstitutionalized individual” means an individual receiving any of the services specified in
subsection (c)(1)(C)(ii). 

(5) The term “resources” has the meaning given such term in section 1613, without regard (in the case of an
institutionalized individual) to the exclusion described in subsection (a)(1) of such section. 

(h)[145] In this section, the following definitions shall apply: 
(1) The term “assets”, with respect to an individual, includes all income and resources of the individual and of the

individual's spouse, including any income or resources which the individual or such individual's spouse is
entitled to but does not receive because of action— 
(A) by the individual or such individual's spouse, 
(B) by a person, including a court or administrative body, with legal authority to act in place of or on behalf

of the individual or such individual's spouse, or 
(C) by any person, including any court or administrative body, acting at the direction or upon the request

of the individual or such individual's spouse. 

(2) The term “income” has the meaning given such term in section 1612. 

(3) The term “institutionalized individual” means an individual who is an inpatient in a nursing facility, who is an
inpatient in a medical institution and with respect to whom payment is made based on a level of care provided
in a nursing facility, or who is described in section 1902(a)(10)(A)(ii)(VI). 

(4) The term “noninstitutionalized individual” means an individual receiving any of the services specified in
subsection (c)(1)(C)(ii). 

(5) The term “resources” has the meaning given such term in section 1613, without regard (in the case of an
institutionalized individual) to the exclusion described in subsection (a)(1) of such section. 

 







N E W D I R E C T I O N S F O R T H E F U T U R E •  1 7 3

RECOMMENDATIONS

In the Bahamas, the conch divers spend weeks at a time offshore diving for the Queen Conch, a
delicacy and dietary staple of the Republic.  To preserve the catch, divers dril l a small hole in
the shell of each conch and thread a cord through each conch’s shell in effect tying groups of
them together.  The conchs can then be left on the ocean floor to remain fresh and healthy unti l
the f inal harvest and delivery to market.  The divers wil l  tel l  you that the minimum cluster is
three conchs- two will cooperate and run away but with three, there is no consensus and the
cluster will remain right where they left it.

n preparing this Housing Needs Assessment for Florida’s citizens with developmental disabilities, the
scenario of the conchs came to mind, not as a symbol of the lack of progress or opposition, but that we

are all in this together.  And not to imply that the housing professionals and advocates are snail like, but
that this issue has been thoroughly examined by several large statewide panels in the recent past.  The

Governor’s Blue Ribbon Task Force published its findings in 2004, with well-targeted recommendations for
housing in its Community Inclusion chapter.  The Florida Supportive Housing Coalition published two major pieces in
2006 and 2007, one with recommendations for amendments to the Universal Cycle for funding from the Florida Housing
Finance Corporation and the other a Strategic Plan.  Indeed, the Florida Housing Coalition has worked for eight years
with the Florida Developmental Disabilities Council to increase the supply of affordable, community based supported
housing for this constituency through technical assistance and demonstration projects.

Why then does the significant demand for affordable housing persist? How can supply be increased to meet these needs?
Certainly it must be recognized that most Floridians with extremely low incomes have similar unmet housing needs.
Real estate prices and state funding shortfalls in both supports and housing trust funds have reduced the ability of
providers to make housing available.   

Escalating housing costs over the past five years have halted many affordable housing projects.  Housing affordability
for those with the lowest of incomes is non-existent in such a market without the provision of massive subsidies for
both rental and owner units.  Yet massive subsidies are not likely to be available with a maximum amount of housing
funding; consider that full funding of the Sadowski Act programs has not occurred since 2003, leaving shortages in
housing programs statewide.  This past year a cap went into effect limiting the total Sadowski funding at $263 million,
less than half the amount raised in given years.   Finally, there is little evidence that the recommendations of the Blue
Ribbon Task Force have been fully carried out.  Support providers at focus groups told of little progress in making
improvements to the funding stream and red tape they deal with on a daily basis.   Only when strong leadership and a
broad coalition undertake these challenges will housing demands be addressed effectively.

The following recommendations come from evaluating often illuminating input and research results gathered from a
variety of sources.  The Florida Housing Coalition is uniquely suited to carry out the formation of this needs assessment
as it is able to call on its network of partners statewide including nonprofit housing providers,  local governments, the
lending community, the Florida Housing Finance Corporation, the Affordable Housing Study Commission, and the
Department of Community Affairs.  The primary focus of the project is to determine how best to influence the process
of policy making in the future extending the work of the Governors “Blue Ribbon Task Force.”  

\\
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The Florida Housing Coalition met with focus groups, hosted an Extremely Low Income Housing Forum with nationally
known speakers, held a statewide stakeholders meeting, and interviewed key state players in the housing scene.  These
observations and findings, along with the previous recommendations are distilled into a set of recommendations that are
intended to serve as a strategic plan for the FDDC.  This plan can be used by the Council to develop future programs
and projects and will serve as a guide and measure for progress in meeting the goal of housing choice for people with
developmental disabilities.

This report examines current housing options, barriers and best practices and how housing decisions are made.
Interviews with key decision makers reveal several challenges, many of which address funding levels, while also
addressing advocacy.  A chapter on housing options is an inventory of existing programs with comments on their
applicability for meeting housing needs for people with developmental disabilities.   A chapter on best practices
reviewed programs out of state and while there are some interesting ideas, it is our opinion that Florida continues to offer
a greater variety of housing programs and options than other places.  

Based upon the input and research conducted with this project, the following recommendations for action and advocacy
are provided.  Some recommendations identify a specific group that can take future action.  
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Locating subsidized housing units is not an exact science and information varies from one community to another.  Even
when there are available units or local assistance programs, support coordinators often rely on a limited number of
known, reliable contacts or apartment complexes.  Families have even less access to subsidized housing resources thus
contributing to what one stakeholder termed the “mystery” of affordable housing.  Families and consumers have
requested a “roadmap” that will identify housing programs and give instructions on how to qualify.

Recommendation 1:  Housing Roadmap. The FDDC should update its brochure and booklets on finding
affordable housing in Florida.  These documents should be re-distributed to families, care councils and support
providers.

Recommendation 2:  Housing Locator Service. The FDDC should market the Housing Locator Service on
the Florida Housing Finance Corporation’s website, www.floridahousing.org.  The FDDC should work with
the FHFC to identify ways to add additional housing resources that may not be listed on this site.  At a
minimum, federally subsidized housing, such as HUD 811’s and 202’s should be downloaded into the system.

Recommendation 3:  Local and State DD Housing Database. The FDDC should encourage the forma-
tion of a database that is an inventory of housing units that have been subsidized and that are reserved for per-
sons with developmental disabilities. These units should be targeted for future preservation initiatives that
will retain these units in the inventory to create a permanent supply of housing. Known as preservation, both
renter and owner units would have legal provisions in place that would keep them available as affordable hous-
ing for a specific period of time. The database should be maintained and operated by the Agency for Persons
with Disabilities. The inventory would be open to additions from around the state. Some of the homes on
this inventory will be units owned by individuals with disabilities. Housing administrators should use a tech-
nique called ‘right of first refusal’ to allow buyers with developmental disabilities to have the first opportuni-
ty to purchase these homes if the original owners with disabilities sell them.

Recommendation 4:  Statewide Inventory. Support providers on a local level should contribute data to
the housing inventory so that these units could be added to the statewide inventory and also be retained for future
consumers.

Recommendation 5: Training and Technical Assistance.  The FDDC should work with the APD and Support
industry to re-establish statewide housing training workshops and assistance through the Florida Housing
Coalition.  Training should be available for families and consumers, support coordinators, and for the formation
of or existing locally based non-profit housing organizations whose mission is to develop housing for ownership
or rental for people with developmental disabilities.  Training may be customized for Lenders and Realtors to
help them understand how to use purchase assistance programs and how to work with sensitivity to the needs
of buyers with disabilities.  This training may be offered for continuing education credits or offered as a certi-
fication program.

P A R T N E R S H I P S ,  N E T W O R K S A N D C O A L I T I O N S
The power of multiple voices is stronger than a single request, so long as there is a common goal.  Since obtaining
housing is largely a local activity, consumers, family members and support providers should make an effort to form
partnerships to carry out many of the recommendations contained in this report.  For example, if a united group
approaches the public housing authority, they may have greater influence in changing policy than on an individual
basis.  On a statewide level, if the constituency of the FDDC aligns with other special needs advocates, such as the

I N F O R M A T I O N A N D E D U C A T I O N
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Florida Supportive Housing Coalition, larger policy issues can be addressed in a unified manner.  It is counterpro-
ductive to request set-asides for a single type of disability to the detriment of others with the same need.  For
example, the Extremely Low Income housing initiatives provided by the Florida Housing Finance Corporation apply
to all housing serving this income level. 

Recommendation 6:  Create Local Housing Networks. The FDDC should sponsor initiatives to create locally
based coalitions whose primary purpose is to work with local housing officials and providers to ensure access
to programs by consumers.  Examples of initiatives could include focus groups, workshops, and regional
forums with housing providers invited to participate.  Members should seek seats on affordable housing
committees of all types and levels as well as attend regular meetings and participate in all proceedings.

Recommendation 7:  Joining with Statewide Coalitions. The FDDC should form closer ties to other
statewide special needs networks or coalitions to strengthen its base for advocacy and information distribution.
Members should join boards and panels and actively participate.

I N C R E A S I N G T H E S U P P L Y O F H O U S I N G U N I T S
As noted in the focus groups and ELI forum, most rental or ownership housing for people with incomes that are
extremely low are developed by nonprofit organizations.  These are typically smaller in scale to the larger tax
credit apartment complexes and are sporadically located around the state.  Those areas with high capacity non-profit
organizations enjoy the benefit of housing made available to meet their needs.  In areas without such an entity, housing
opportunities are scarce.  One of the recommendations of the Blue Ribbon Task Force was for a non-profit organization
to be formed in each county to address these needs.  The report did not appoint anyone to carry this out.  It is a far
reaching recommendation with great responsibilities.  In order to increase the level of development of housing, there
must be capable developers who have the resources needed to develop the housing and for the properties to have
adequate operating subsidies.  

Recommendation 8: Create and Support Housing Non-Profits. The FDDC should coordinate with the
Florida Housing Coalition to provide support and information needed to build the operating capacity of
non-profit organizations that are created to develop housing for people with developmental disabilities.
Assistance should focus on both operating and development capacity utilizing all available resources and
working to create new uses for existing programs.  A current project might include training on how to acquire
foreclosed properties from their receivers and extending the teacher-police discounts for HUD foreclosed
properties to people with disabilities.

Recommendation 9:  Fair Housing and Discrimination. The “Not In My Backyard Yard” (NIMBY)
attitude of opponents to housing development is a barrier. The FDDC should recognize that discrimination
and NIMBYism are deterrents to the effective flow of housing to individuals and seek whenever possible to
inform consumers and families of their fair housing rights. In concurrence with the Blue Ribbon Task Force,
the FDDC should work with the Florida Housing Coalition or the various fair housing continuum around
the state to provide training to “educate local public housing authorities and other housing resources about
how to properly serve people with disabilities including information on disability rights laws, such as the
Americans with Disabilities Act, disability etiquette, and methods of reasonable accommodation within the
housing programs and office practices.” In addition the FDDC should support and coordinate with the Florida
Housing Finance Corporation in its project to ensure providers are in compliance with Fair Housing and
accessibility regulations.
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Recommendation 10:  Utilizing Extremely Low Income Housing Funding Sources. The FDDC should
continue to work with the Florida Housing Finance Corporation to foster success in the Universal Funding Cycle
for smaller nonprofit housing providers serving individuals with extremely low incomes.  Areas of consideration
should include enhancing developer experience, project amenities, and site control.

Recommendation 11:  Putting a Face on Housing Needs. The FDDC should in its communications with
the Florida Housing Finance Corporation provide case information on not only the successes but unmet needs
and constraints faced by consumers in navigating the affordable housing industry both at a local and state level.
In addition consumers and support coordinators should meet with local SHIP administrators to explain what
they need in housing and persist in working toward that end.

Recommendation 12:  The Affordable Housing Study Commission. The FDDC should nominate key
topics for the research projects conducted annually by the Affordable Housing Study Commission and follow
through with providing both data and personal stories to allow for policy based research to take place that will
be presented to the Governor and Legislature for consideration.

Recommendation 13:  Building Accessible, Sustainable Housing. The Florida Housing Coalition
should develop and offer training on accessibility including meeting and exceeding the requirements of the
Fair Housing Act and Americans with Disabilities Act as it relates to code compliance.  In addition the
implementation of universal design, energy efficiency and green building in all housing should be a
recommendation in all housing development training.  This training should be offered to building code
officials as well as housing practitioners and consumers.

Recommendation 14:  Employer Assisted Housing. The FDDC should take the lead on the Blue
Ribbon Task Force’s recommendation to facilitate public-private partnerships with “grocery companies,
medical groups/sites, business leadership networks, and private foundations that will enhance employment,
transportation, housing and other support systems needed by people with developmental disabilities to live
in their community.”  This effort should also reinforce the goals for inclusion through independent,
integrated, community based housing.

M E E T I N G D E M A N D F O R A F F O R D A B L E U N I T S
As shown in the report, consumers who rely on SSI as their primary source of income earn less than 14% of the state
area median income.  Approximately $200 per month is available for housing costs for an individual.   There is no easy
solution to the basic economics of housing cost vs. income.  Deep subsidies are required to make rental or owner units
affordable to people who rely on SSI.  Most housing subsidy programs for extremely low income target those with below
30% of area median income.  Therefore, families and support providers must be extremely creative in finding housing
solutions for community based housing.  

Recommendation 15:  Alternative Housing Finance Models. The FDDC should initiate a project to draft
and demonstrate alternative financing concepts for homeownership.  This would include, but not be limited to:

SHARED HOMEOWNERSHIP OR FRACTIONAL FINANCING

Work with lenders to develop a loan product that will allow up to three buyers to hold fractional
mortgages on single family homes.  Housing subsidy would flow to the three buyers who would
qualify as individuals as the three incomes may exceed the eligibility limitations.  In addition, local
partnerships should work with their SHIP representatives to allow for multiple buyers to exceed the
maximum per unit subsidy amount under extenuating circumstances so long as household income does
not exceed maximum levels.
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COMMUNITY LAND TRUSTS

Work with existing community land trusts or consider the formation of local or a statewide community
land trust that is a non-profit organization that owns the land beneath housing thus reducing the
purchase price to the owner of the improvement, or house.  Buyers have a 99 year ground lease with
the community land trust which has a right of first refusal for all subsequent buyers.  The homeowner
thus has a ready buyer and the land trust would sell again to a consumer or family with a member
with a developmental disability.  This creates a permanent inventory of housing for consumers.

SHARED RENTAL HOUSING

Revisit the shared rental housing options developed by Grove Housing and CASL where units are
owned by a specialized non-profit organization and rented to up to three individuals on a per room basis
thus meeting the density rules of the Supported Living Program.  These homes when purchased could
be put into a community land trust to ensure preservation of the units.

TAX EXEMPTION

Present for discussion the concept of expanding the ad valorem tax exemption that currently
benefits disabled veterans. Work to extend this exemption to housing that is owned by persons with
developmental disabilities. Recognize that the land portion of homes in a community land trust is
tax exempt under recent legislation.

INSURANCE INCENTIVES

Present a similar topic for discussion. Investigate a federal tax incentive that will encourage family
members to provide down payment and principle reduction contributions to help a family member with
developmental disabilities to purchase a home.

HUD FORECLOSURE PROGRAM

The FDDC should encourage federal lawmakers to revise the rules governing the HUD foreclosure
program to extend the discount program currently available to police, firefighters and teachers to
persons with disabilities. 

Recommendation 16:  Benefits Planning Coordinated with Home Acquisition. The FDDC should
continue to provide information on benefits planning to clarify the status of benefits during the home purchase
process.  This information should be keyed to the housing eligibility criteria required from lenders and to the
schedule of assistance offered during the purchase process.

Recommendation 17:  Expanding the Supported Living Program. The FDDC should continue to work
with the Agency for Persons with Disabilities to increase and enhance the Supported Living Program and to
streamline the implementation of benefits and services offered though the Medicaid Waiver program.  Efforts
should include the expansion of health insurance to consumers, available and adequate funds for moving into
housing, a balancing of income requirements for home modifications, Consumer Directed Control Plus, and
funding increases for the Individual Cost Guidelines which are inadequate to cover expenses.

Recommendation 18:  Increase Section 8 Voucher Access. Per the Blue Ribbon Task Force recommen-
dations, the FDDC should encourage local Public Housing Authority’s (PHAs), to include in their local
plans a percentage of Section 8 vouchers for people with developmental disabilities and continue to fund
those vouchers currently used for people with developmental disabilities in the future to include in their
plans the option of Section 8 for homeownership.
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SUMMARY OF BLUE RIBBON TASK FORCE RECOMMENDATIONS

In order to increase the number of affordable, accessible, inclusive housing units and homes and promote
homeownership to build equity for people with disabilities the BRTF makes the following recommendations:

1. Work with the Florida Housing Finance Corporation (FHFC) to amend its housing development applications
in a manner that will optimize resources dedicated to providing affordable and accessible community-based
housing for people with developmental disabilities.

2. Encourage local Public Housing Authority’s (PHAs), to:
a) include in their local plans a percentage of Section 8 vouchers for people with developmental

disabilities.
b) continue to fund those vouchers currently used for people with developmental disabilities in

the future.
c) include in their plans the option of Section 8 for homeownership.

3. Assess the feasibility of expanding the requirement of statewide universal design codes to all state/federal-
ly-funded multi-family (3 units or less) and single-family housing for people with developmental disabilities.

4. Create new housing nonprofits or establish partnerships with existing nonprofit housing organizations so that
at least one nonprofit organization exists in each county that provides affordable housing options for persons
with developmental disabilities.

5. Create a Governor’s initiative to establish public/private partnerships (grocery companies, medical
groups/sites, Business Leadership Networks, private foundations) that will enhance employment,
transportation, housing and other support systems needed by people with developmental disabilities to
live in their community.

6. Establish interagency agreements to assure full implementation of recommendations in community living
with clear goals, targets and performance measures for each agency.

In order to fill the knowledge gap among key stakeholders, the BRTF makes the following recommendations.

1. Educate and inform all stakeholders regarding available housing resources and options in Florida including:
• How to blend and braid various options to maximize community living.
• How to increase the amount of affordable housing funds that are dedicated to assisting people

with developmental disabilities.

2. Educate local public housing authorities and other housing resources about how to properly serve people
with disabilities including information on disability rights laws, such as the Americans with Disabilities
Act, disability etiquette, and methods of reasonable accommodation within the housing programs and
office practices.

3. Expand the existing role of community colleges and other inclusive educational institutions to provide
outreach to and lifelong educational opportunities for people with developmental disabilities.
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4. Expand school systems’ life skill curriculum and transition planning to include all housing options, housing
market options, and financial planning for each of those options.

In order to ensure that people with developmental disabilities receive “state of the art” services and supports
that reflect best practices, the BRTF makes the following recommendations regarding the training of existing
providers:

1. Support the Agency for Persons with Disabilities quality management grant from the Centers for Medicare
and Medicaid Services, entitled, “Consumer Approach to Quality Management.”

2. Identify potential resources to provide technical assistance to other providers specifically to assist in
transitioning from adult day training to employment services and from group living arrangements to
supported living models.

3. Establish public/private partnerships, including universities, community colleges, and vocational/technical
schools, to expand the availability of training resources to all providers in order to promote best practices
and quality outcomes, including but not limited to competency-based curriculums.
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FLORIDA SUPPORTIVE HOUSING COALITION

The following are some specific recommendations made by the Florida Supportive Housing Coalition
regarding actions at a statewide level to increase the supply of all types of supportive housing.

1. “Scrap the Cap”
Remove the cap on Affordable Housing Trust Funds; the Trust Fund increases only if the need increases.

2. Full Funding
Use every dollar paid into the trust fund each year for affordable housing.

3. Funding for the Development of Housing Dedicated to Extremely Low Income Households 
House Bill 1636 recognized the housing needs of extremely low income households and this need still
continues.

As has been shown by Florida Housing Finance Corporation’s own analyses, the greatest unmet housing need
in the state is among households earning 30% or less of the Area Median Income. Therefore, the state’s
resources should focus on attempts to create housing for these households.

As the affordable housing crisis continues to grow in our state it is affecting these households the greatest.
Require that 30% of all rental housing units produced through all state administered programs be affordable to
households earning 30% or less of area Median income. Therefore, the State’s resources should focus on
attempts to create housing for these households.

As the affordable housing crisis continues to grow in our state it is affecting these households the greatest.
Require that 30% of all rental housing units produced through all state administered programs be affordable to
households earning 30% less of Area Median income.

4. Create a Set Aside for the Development of Housing Targeted to Special Needs Populations
While there are some set asides within Florida Housing’s Universal Cycle for a few specific special needs
populations, the Florida Supportive Housing Coalition recommends that the set asides be increased to
incorporate all populations requiring supports in order to maintain their housing and develop their
independent living skills.

Individuals in group homes, nursing homes and institutions do not meet the definition of homeless and
therefore can not be housed in these developments. The set asides need to be increased so that housing for
all special needs populations can be created.
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GLOSSARY OF HOUSING TERMS
Note: Bold terms within definitions are also defined separately. 

Adjusted for Family Size—Income limits that are either increased or decreased based on the number of persons in
the household being assisted. For most housing programs, U.S. HUD determines the income limit for a family of four,
and then increases the limit by a fixed amount for each additional person over four, or subtracts that fixed amount for
each person less than four. 

Affordable Housing—Housing is considered to be affordable if monthly housing cost does not exceed a certain
percentage of a family’s monthly income. The acceptable percentage usually ranges from 30-35 percent of a family’s
gross monthly income. 

Affordability Period—The time period for which rent restrictions or resale restrictions apply to housing that has been
assisted by government funding.

Americans with Disabilities Act (ADA)—Provides federal civil rights protection to individuals who are physically or
mentally disabled. The ADA prohibits discrimination against the disabled in employment, public services, public
accommodations, and telecommunications. Entities that are covered by the ADA must make reasonable accommodation
which involves adapting programs, facilities, or work places to allow disabled individuals to participate in the program
of services. (HUD’s Access to Housing for Persons with Disabilities, (202) 708-3287). 

Amortization—A plan for paying off a financial obligation by making periodic installment payments over a set period
of time, at the end of which the loan balance is zero. Often mortgages have a 30 year amortization, requiring the
borrower to make 360 equal monthly payments.

Annual (Gross) Income—Total income (earned, unearned and asset income) anticipated to be received by all persons
who currently reside or intend to reside in a program assisted-unit for the coming 12-month period. When determining
whether a household is income eligible, local governments, participating jurisdictions and project owners must use one
of the following three definitions of annual income: (1) annual income as defined at 24 CFR section 5.609 (except when
determining the income of a homeowner for an owner-occupied rehabilitation project, the value of the homeowner’s
primary residence may be excluded from the calculation of net family assets); or (2) annual income as reported
under the Census long-form for the most recent available decennial Census; or (3) adjusted gross income as defined
for purposes of reporting under Internal Revenue Service (IRS) Form 1040 series for individual federal annual income
tax purposes.

Annual Report—A yearly report of an organization’s or government’s financial statements and accomplishments.

Appraisal—In real estate, the estimate of the value of real property. The most common method for single family units
is the sales-comparison approach in which the estimate of value is obtained directly from similar properties in the real
estate market (see “comparable.”).

Appreciation—Increase in the value of property due to improvements made to the property or surrounding area/neigh-
borhood by the owner or other parties, including the government and/or more general market forces. Commonly, and
incorrectly, appreciation is used to describe an increase in value through inflation.
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Articles of Incorporation—Legal document submitted to a designated officer of the state for permission to commence
business as either a for-profit or non-profit corporation. The articles of incorporation, or charter, state the purpose,
rights and duties of the corporation.

Assets—Cash or non-cash items that can be converted to cash. Under most federally and state funded housing
programs, the income from an asset, either actual or imputed, is included in a family’s total household income. 

Audit—An examination of the financial or administrative records of an organization or governmental entity to ensure
that they are complete and accurate.

Back-End Ratio—(i.e., debt ratio) A calculation used by the lender to determine if the amount of income is sufficient
to afford the monthly mortgage payment and monthly debt payments. It is calculated by taking the monthly mortgage
payment (PITI), adding the monthly debt payments, and dividing that sum by the gross monthly income. This ratio
generally varies from 32% to 41%, depending on the loan and program applied for. In other words, no more than 41%
of the applicant’s income should be set aside for the monthly mortgage payment plus monthly debts.

Balance Sheet—A financial statement showing a “snap-shot” of the assets, liabilities and net worth (fund balance)
of an organization on a given date.

Bond Money or Bond Program—See “Mortgage Revenue Bonds.”

Bylaws—The rules governing the internal affairs of an organization or governmental entity.

Cash Flow—Gross income minus operating expenses and debt service. 

Catalyst Program—Affordable Housing Catalyst Program—The Catalyst Program, administered by the Florida
DCA, Bureau of Community Development, provides training and technical assistance to local governments and commu-
nity-based organizations to assist in developing capacity to undertake affordable housing development and specifically
in the implementation of the Small Cities CDBG, HOME and SHIP programs. (Catalyst Program, DCA, (850) 488-3581).

Closing—The final procedure in a real estate sale, in which property ownership is transferred in exchange for an agreed
upon payment.

Collateral—Assets pledged to secure a loan. 

Comparable—In the sales-comparison appraisal method, a property that closely resembles the property for which a
value is being estimated.  A comparable should closely resemble the subject property with respect to property rights,
conditions of sale, market conditions, financing terms, location, and physical characteristics.

Community Action Agency (CAA)—CAAs were organized in the 1970s with the goal of eliminating the causes, con-
ditions, and effects of poverty. A CAA may be a private, non-profit, tax-exempt corporation or a department within local
government. CAAs may operate a variety of programs that serve low income and elderly residents of the community,
including emergency home repair, weatherization, food distribution, employment counseling, homeless assistance,
transportation and Headstart. CAAs generally receive funding from a variety of federal, state, local, and private sources.
Sometimes referred to as CAP (Community Action Program) agencies.

Community Development Block Grant (CDBG)—The U.S. Department of Housing and Urban Development (HUD)
divides the CDBG programs into two categories using a population-based formula. Under the CDBG Entitlement
Program, HUD provides funds directly to urban counties above populations of 200,000 and metropolitan cities above
populations of 50,000. The CDBG Small Cities Program, administered by the Florida DCA, Bureau of Community
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Development, awards grants on a competitive basis to the smaller non-entitlement counties, cities, and towns in
Florida. CDBG funds can be used for a wide variety of community development needs including housing rehabilitation
and infrastructure repair and construction.

Community Development Corporation (CDC)—A CDC is usually a local, non-profit entity organized to address
long-term community revitalization by building affordable housing, assisting or starting small businesses, and
creating jobs.

Community Housing Development Organization (CHDO)—Under the HOME Program, a CHDO is a private,
non-profit, 501(c)(3) tax exempt organization that has, among its purposes, the provision of decent, affordable
housing to low- and moderate-income persons. CHDOs must, among other things, have demonstrated capacity for
carrying out activities funded with HOME funds, and must maintain at least one-third of its governing board’s
membership for residents of low income neighborhoods, other low income community residents, or elected
representatives of low income neighborhood organizations. Further information can be found in the HOME Rule, 24
CFR, Parts 91 and 92.

Community Reinvestment Act (CRA)—enacted by Congress in 1977, states that banks and savings institutions have
an affirmative obligation to serve the public, and especially to help meet the deposit and credit needs of local
communities in which they are chartered, including the needs of residents in low- and moderate-income neighbor-
hoods. Failure of an institution to meet these needs can result in a financial institution being unable to expand or merge
with another lender.

Compliance—The act of meeting requirements and conditions specified in statutes, rules and/or federal laws
regarding the CDBG Small Cities, HOME, SHIP, or other state and federal housing programs. 

Comprehensive Plan—A document developed by a local government that identifies the areas of a community that will
be designated for certain land use. The State of Florida has placed very stringent comprehensive plan requirements on
its local governments. Comprehensive plans must meet certain requirements, including ways in which the community
will discourage urban sprawl. Once a comprehensive plan is adopted, it must be implemented through local ordinances.
Florida law also requires every community to include a housing element as one component of a local comprehensive
plan.

Consolidated Plan—A plan developed by a local government which describes the needs, resources, priorities, and
proposed activities to be undertaken with funds provided under various federal programs. In order to receive federal
moneys, a consolidated plan is required for all participating jurisdictions.

Cranston-Gonzalez National Affordable Housing Act (NAHA)—In October 1990, Congress approved the National
Affordable Housing Act, the most comprehensive housing legislation since 1974. The legislation evolved from a process
that began in September 1987, when Congress created the National Housing Task Force. The Task Force was charged
with the responsibility of conducting a thorough study of the nation’s housing needs and injecting life back into federal
housing policy. The HOME Investment Partnerships Program was enacted as a result of NAHA. 

Credit Underwriting—A financial review used by lenders (including government lenders) to evaluate the feasibility
of a single or multifamily development, i.e., whether project income will be sufficient to pay the loan and operating
expenses. 

Debt Service—Loan principal and interest payments.

Deed—A legal instrument that transfers property ownership from one party to another.
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Deferred Payment Loan—Funds provided to a borrower under terms that calls for repayment to be delayed for a
certain length of time, until certain circumstances change, or a certain threshold is met. In housing programs, deferred
payment loans are often used as a recapture mechanism. In home ownership programs the loans often become due when
the assisted family sells the home. Under rental programs the loans often become due if the affordability requirements
are breached. In most affordable housing programs these loans have an interest rate of zero percent; in some
communities interest does accrue.

Demand Site Management (DSM)—DSM programs are implemented by several utility companies in Florida and
across the country to help commercial and residential utility customers improve the energy-efficiency of their homes
and businesses. By reducing some demand for energy, these conservation programs help utilities avoid the costly
production of new power plants. Florida’s private investor-owned utility companies (Gulf, Florida Power, Florida Power
& Light, Tampa Electric) and several municipal utilities are required by regulation to offer DSM programs to their
customers. They commonly offer educational materials, rebates on efficient materials like insulation, and load
management programs.

Demographic Data—Information about the characteristics of human populations, including size, income, age, wealth,
race, ethnicity, gender, housing conditions, etc.

Department of Community Affairs (DCA)—DCA fulfills three major roles in developing and implementing poli-
cy in the State of Florida which are: housing and community development, emergency management, and community
planning. DCA’s activities are accomplished through the following: providing technical assistance; planning projects;
administering grant programs; reviewing plans, programs and developments; intergovernmental coordination; and,
fostering public/private partnerships.

Development of Regional Impact (DRI)—Large-scale developments that are required to undergo a comprehen-
sive regional impact review prior to local government approval. The review process is coordinated by a regional
planning council (RPC). Among other considerations, the RPC must consider whether nonresidential DRIs ensure
the availability of accessible housing for use by the employees of the development. The Adequate Housing Standard
Rule, 9J-2.048 F.A.C. was adopted by DCA in 1993.

Eligible Household—An individual, family or group of individuals living together as a unit, determined to be of very
low- to low-income for participation in the CDBG Small Cities or HOME programs and ranging from very-low up to
moderate-income for participation in the SHIP Program.

Equity—The market value of real property, less the amount of existing debt or liens. 

Evaluation and Appraisal Report (EAR)—This is a report that each local government must initially prepare five
years after the adoption of its local government comprehensive plan to look at how the plan is working.  It is required
to be reviewed periodically thereafter.  The EAR is intended to reflect changes in state policy on planning and growth
management.  The EAR must set forth the “actions” or “plan amendments” that are necessary to respond to changes in
growth policies and updated information on local conditions.

Fair Housing Act—The Fair Housing Act makes it illegal to deny housing, refuse to rent, sell, or negotiate, or offer
different terms and considerations because of race, color, religion, sex, national origin, handicap, or familial status. If
you suspect violation of the Fair Housing Act or want more information, you may contact the U.S. Department of Housing
and Urban Development, Fair Housing, 451 7th Street, SW, Washington, D.C. 20410, 1-800-669-9777.

Fair Housing Ordinance (FHO)—A FHO is required of all localities participating in federal programs. It makes
illegal any discrimination based on race, color, ancestry, religion, sex, national origin, familial status or handicap.
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Financial Statements—Written record of the financial status of an individual, organization or governmental entity.
Statements commonly include income statement, balance sheet, cash flow statement, and if the organization is a
non-profit, a funds balance statement.

Financing Fee—Money charged by a lender to make a loan.  The fee is based on a percentage of the loan amount,
usually one percent. In transactions involving mortgage brokers, this is called an origination fee.

501(c)(3)—Section of the Internal Revenue Code that addresses the requirements that an organization must meet in
order to be considered a tax exempt organization. Many people refer to agencies that have obtained a tax exempt status
as a “501(c)(3).”

Florida Housing Finance Corporation (FHFC)—The FHFC’s mission is as follows: (1) finance affordable
housing for very low-, low-, and moderate-income people; and, (2) to stimulate the home building industry. The
FHFC obtains funds through program revenues and by issuing bonds that are secured by mortgages taken in
exchange for the FHFC’s loans. The FHFC also receives appropriations of federal grants and tax credits as well as
Sadowski Act documentary stamp tax revenues to finance affordable single- and multi-family housing to be occupied by
very low-, low-, and moderate-income persons (FHFC, 227 North Bronough Street, Suite 5000, Tallahassee,
Florida 32301-1329 (850) 488-4197).

Foreclosure—The legal process a lender uses to exercise its right to force the sale of a property to gain repayment of
mortgage debt. Generally, lenders exercise this right when a borrower has failed to make timely payments.

Front-End Ratio—(i.e., income ratio) A calculation used by the lender to determine if an applicant’s income is
sufficient to afford the monthly payment. It is calculated by taking the monthly mortgage payment (principal,
interest, taxes and insurance) and dividing it by the gross monthly income of the applicant. The acceptable ratio
for affordable housing is between 30-35%. In other words, no more than 30-35% of the income should be set aside
for the monthly mortgage payment.

Grants—Gifts of money given by foundations, or federal or state government, without expectation of repayment.

Gross Income—See Annual (Gross) Income.

Hard Costs—Those items typically associated with the actual construction of a unit.  These would include the labor
and materials needed for construction.

HOME Investment Partnerships (HOME) Program—The HOME Investment Partnerships Program was enacted
in 1990 as part of the Cranston-Gonzalez National Affordable Housing Act. HOME funds are allocated on a needs-based
formula to state and local government participating jurisdictions (PJs) and require non-federal match of HOME
dollars. The Florida Housing Finance Corporation (FHFC) administers the state’s HOME program. (HOME, FHFC,
(850) 488-4197).

Household—Individual, family, or group of individuals living together in a unit. 

Housing Credit Program (HC) (formerly known as Low Income Housing Tax Credit (LIHTC) Program)—
A competitive federal program administered by the state which grants income tax credit to developers who build
or substantially rehabilitate affordable rental housing. The tax credits are used to raise project equity.

Income Statement (Profit and Loss)—Summary of revenues, costs and expenses for a business over a period of time.

Ineligible Household—An individual, family or group of individuals whose household characteristics or income
prevent it from meeting the eligibility requirements of a program.
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Interest—The financing fee for a loan, usually calculated on a percentage of the amount loaned spread over the term
of the loan.

Investor—An organization, corporation, individual or other entity that acquires an ownership position in a project, thus
assuming risk of loss in exchange for anticipated returns.

Lease-up Period—The amount of time it takes for a building, such as multi-family housing, to reach a stable
occupancy rate and income stream.

Leveraging—Using a small amount of funds to attract other funds, including loans, grants and equity investments.
The premise of leveraging is to use public dollars in conjunction with private dollars to increase the number of
affordable housing units that can be produced.

Liabilities—A general term encompassing all types of debts and obligations. 

Lien—Recorded claim against a property whereby the property is security for a debt. Under certain circumstances,
the holder of the lien is entitled to have the property sold to satisfy the debt.  A lien is an encumbrance against
the property.

Load Management Programs—Load management programs can contribute to affordable housing by reducing the
customers monthly utility bill, thereby creating more disposable household income. Some electric utilities use load
management programs to reduce “peak demand” and work as follows: (1) certain times of the day and year, “peak
demand” occurs, defined as a majority of utility customers simultaneously demanding a great deal of energy (such as on
a weekday morning when households prepare for work and school); (2) using radio controllers, the appliances (i.e. water
heaters, air conditioners) of program participants are turned off for fifteen minutes during peak demand periods; and
lastly, (3) customers experience a reduction in their utility bill as a reward for program participation. 

Loan—Loans are often referred to as debt financing and must be repaid according to a fixed payment schedule,
generally with interest.  Use of a deferred payment loan is common in affordable housing.  In a deferred payment
loan, funds provided to a borrower under terms that calls for repayment to be delayed for a certain length of time,
until certain circumstances change, or a certain threshold is met.  In housing programs, deferred payment loans are
often used as a recapture mechanism. In home ownership programs the loans often become due when the assisted
family sells the home.  Under rental programs the loans often become due if the affordability requirements are
breached. In most housing programs these loans have an interest rate of zero percent; in some communities
interest does accrue.

Loan Guarantees—A pledge by a third party that, in case of default by the borrower, promises to repay all or a por-
tion of the borrowed amount. State and local governments and non-profit intermediaries are often sources of loan guar-
antees, with the Federal Housing Administration (FHA) being one of the most well known.

Loan-To-Value Ratio—The loan amount(s) as a percentage of the property’s appraised value or sales price, whichever
is less. For example, a loan amount of $57,000 on a home that has a sales price of $60,000 has a 95 percent loan-to-
value ratio (57,000/60,000). A lender will use a loan-to-value ratio to determine the maximum amount it will lend on a
property. 

Low Income Housing Tax Credit (LIHTC) Program—See “Housing Credit Program.” 

Low-Income Person or Household—A person or household whose annual (gross) income does not exceed 80
percent of the area median income, as determined by HUD, with adjustments for smaller and larger families. Florida
publishes these figures annually, and updated charts may be obtained from the Florida Housing Finance Corporation
(FHFC).
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Market Value—The price a property would sell for in a competitive market when there has been a normal offering time,
no coercion, arms-length bargaining, typical financing, and informed buyer and sellers.

Match—The commitment of non-federal funds to supplement HOME Investment Partnerships Program funds for
affordable housing.

Median Income—A determination made through statistical methods establishing a middle point for determining
income limits. Median is the amount that divides the distribution into two equal groups: one group having income above
the median and the other group having income below the median.

Mission Statement—A statement of purpose, or the assignment the organization or governmental entity is to carry out.

Moderate-Income Person or Household—For most programs, a person or household whose annual (gross)
income does not exceed 120 percent of the area median income, as determined by HUD, with adjustments for
smaller and larger families. Florida publishes these figures annually, and updated charts may be obtained from the
Florida Housing Finance Corporation (FHFC).

Mortgage—A temporary and conditional pledge of property to a creditor as security for the repayment of a debt. The
borrower (mortgagor) retains possession and use of the property.

Mortgage Revenue Bonds (MRB)—State and local housing finance agencies (HFAs) sell tax-exempt bonds and use
the money that is raised to lend to first-time homebuyers. Because buyers of these bonds accept a lower rate of return
on their investment than if the bonds were taxable, HFAs can lend proceeds to the homebuyers at interest rates below
conventional mortgage rates.

Neighborhood Housing Services (NHS)—NHS is a national network of locally-funded and operated, autonomous,
self-help programs which are revitalizing declining neighborhoods. NHSs are non-profit corporations which:
operate housing rehabilitation programs; offer financial counseling; refer residents to lenders or others about home
improvement financing; conduct new construction and home repair inspection monitoring to assist homeowners in
working with contractors; and, encourage community involvement to strengthen neighborhood pride through work with
local organizations.

Net Operating Income (NOI)—Gross profits minus operating expenses and taxes.

Non-profit Corporation—A corporation established under state law for purposes other than making profits that would
be distributed to the owners, directors, members or officers. 

Participating Jurisdiction (PJ)—The term given to any state or local government that HUD has designated to
administer an allocation of HOME Investment Partnerships Program funds. There are currently 29 PJs throughout
Florida in addition to the state PJ, the Florida Housing Finance Corporation (FHFC).

Principal—The currently unpaid balance of a loan, not including interest.

Private Mortgage Insurance (PMI or MI)—Coverage that, in instances of default, guarantees a lender the
partial payment of an outstanding loan balance. Traditionally, lenders require PMI in instances where the loan to
value ratio is higher than 80 percent, however, lenders have been known to waive this requirement under their
affordable housing programs. PMI premiums are included in a borrower’s monthly mortgage payments. The
amount can range anywhere from $30-$50 per month, depending in the loan amount. The insurance can be
discontinued when an appraisal shows that the loan to value ratio has dropped below 80 percent. The cost of such
an appraisal is the responsibility of the borrower.
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Pro Forma—Projected annual income and expenses for a rental development for a given period (usually 15 years).

Property Tax Abatement—Reduction or exemption from ad valorem tax for a specified time period.

Public Housing Authority (PHA)—Created by local governments pursuant to Chapter 421, Florida Statutes, local
PHAs develop, own, and operate public housing and administer Section 8 programs. 

Purchase Option—The right to buy a property at a specified price within a specified time. A purchase option or
“option to purchase” is different from a purchase and sale contract in that the option money is not refundable and is
usually not credited toward the purchase price at closing.

Real Estate Owned (REO)—Property that is owned by a lender, usually acquired through a foreclosure, or through a
deed in lieu of foreclosure. 

Real Estate Settlement Procedures Act (RESPA)—RESPA requires that lenders give all borrowers of federally
related mortgage loans an estimate of settlement costs and a HUD-prepared booklet with information about real estate
transactions, settlement services, cost comparisons, and relevant consumer protection laws.

Real Property—Land, including all things permanently attached to the land, such as buildings and infrastructure,
commonly referred to as appurtenances.

Reconstruction—Rebuilding of a structure, usually on the same foundation as the existing units which will be
demolished. 

Regional Planning Council (RPC)—RPCs provide planning and technical assistance to local governments on federal
and state issues such as housing, growth management, emergency management, and intergovernmental coordination.
The State of Florida has 11 RPCs.

Rehabilitation—The alteration, improvement or modification of an existing structure.

Reserves—Funds held to pay future liabilities. Typical reserves include replacement reserve for major repairs,
operating reserve for covering negative cash flow and contingency funds.

Rural Development (RD) (formerly known as Farmers Home Administration (FmHa))—Provides funding for
mainly rural housing programs. Sometimes used by local governments to supplement CDBG projects. The state RD office
is located in Gainesville. Initial inquiries should be made at the local RD office. See federal government listing in local
telephone directory for U.S. Department of Agriculture or resources section of this handbook.

Secondary Market—Markets into which originating lenders sell their loans to investors who are seeking longer term
investments (such as Fannie Mae).

Section 504—Section of the Handicapped Accessibility/Architectural Barriers Act that requires all public buildings
to be designed, constructed, or renovated to provide access for physically handicapped persons.

Single Room Occupancy (SRO)—SROs provide housing for elderly, disabled, the working poor and others who,
without SROs may otherwise be homeless. An SRO room typically has a sink, closet, and sleeping space. Bathroom,
shower and kitchen spaces are generally shared with others.

Soft Costs—Those items that are needed for the construction of a unit, but are not used for actual construction.  These
include appraisals, engineering studies, permit fees, impact fees, etc.  While not used for actual construction, units
cannot be built unless these costs are met. 
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State Housing Initiatives Partnership (SHIP) Program—SHIP was the centerpiece of the William E. Sadowski
Affordable Housing Act of 1992. SHIP is administered by the Florida Housing Finance Corporation (FHFC) and
channels documentary stamp revenue to Florida’s counties and CDBG entitlement cities for the express purpose of
creating and preserving affordable housing. (SHIP, FHFC, (850) 488-4197).

Strategic Plan—A plan of action that guides how a goal, such as developing affordable housing , will be
accomplished.

Subordinated (Secondary or Tertiary) Debt—If more than one lender has a lien on a property, the subordinated
debt is paid after the debt of lien holders in superior (or first) positions.

Subsidy—Financial assistance in the form of government loans, grants, or other contributions that are used to make
housing affordable. 

Sweat Equity—The value of volunteer labor in producing affordable housing. 

Targeting—Federal, state or local requirements of the CDBG Small Cities, HOME or SHIP Programs relating to the use
of funds for units that assist certain income groups or fund particular activities (i.e. home ownership, hard construction
costs, etc.). Can also be used to refer to a situation where funds are spent only in a specific geographic area. 

Title Insurance Policy—Insurance paying monetary damages for loss of property from superior legal claims not
excepted by the policy.

Unsecured—A loan that has no collateral pledged as security.

U.S. Department of Housing and Urban Development (HUD)—The department within the federal government
that is mandated by Congress to create conditions for every family to have decent and affordable housing, to ensure
equal housing opportunities for all, and to strengthen and enrich the nation’s communities. Offices are located at the
national and state levels. HUD Locator for general information: (202) 708-1422; Affordable Housing Information
Center: (800) 998-9999. The State Coordinators' Office 1320 South Dixie Highway, 5th Floor, Coral Gables, Florida
33146-2911; (305) 662-4510; fax: (305) 662-4519; The Jacksonville office (serves North and Central Florida: 301
West Bay Street, Suite 2200, Jacksonville, Florida 32202; (904) 232-2627; fax: (904) 232-3759

Very Low-Income Person or Household—A person or household whose annual (gross) income does not exceed
50 percent of the area median income, as determined by HUD, with adjustments for smaller and larger families. Florida
publishes these figures annually, and updated charts may be obtained from the Florida Housing Finance Corporation
(FHFC).

Veterans Administration (VA)—A mortgage guaranty program begun after World War II to enable returning service
personnel to purchase homes, offering 100 percent financing and requiring no down payment or insurance premium on
the loan.




