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Webinar Logistics
• All participants are on mute
• Please type in your questions and comments 

into the question box on the side panel
• We will not identify who has asked a 

question
• Webinar is recorded
• PPT is provided as a handout
• For follow-up information or problems 

downloading handouts, please contact 
chaney@flhousing.org

This Photo by Unknown Author is licensed under CC BY-SA
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Poll: Who’s attending today?

• Local government
• Nonprofit developer
• For profit developer
• Financial institution
• Other
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Agenda

• What is Adaptive Reuse
• Where Do Opportunities Currently Exist
• Benefits of Adaptive Reuse
• Evaluating Scale and Other Considerations
• Financial Resources
• Retail Case Study
• Community Spotlight: Osceola County
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What is Adaptive Reuse?

Reusing or recycling and 
conversion of an existing 
building/structure for an 
alternative purpose.

Source:  https://www.buildingenclosureonline.com/articles/89227-the-largest-residential-adaptive-
reuse-in-south-florida .  The King Cole Hotel, redeveloped to The Miami Heart Institute, adaptive 
reuse created the Ritz Carlton Residences.

https://www.buildingenclosureonline.com/articles/89227-the-largest-residential-adaptive-reuse-in-south-florida
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Common Applications of Adaptive Reuse

• Reviving an older building, usually a 
historical structure that has intrinsic 
value to a community such as a school, 
church, or theatre structure. 

• These buildings are typically 
identifiable landmark structures for 
which a city or neighborhood is known, 
but their original use no longer meets 
the needs of the community. 

Source:  https://www.multihousingnews.com/gsp-mcshane-complete-
florida-adaptive-reuse-project/ Clearwater, FL adaptive reuse of 
abandoned office building to mixed use development.

https://www.multihousingnews.com/gsp-mcshane-complete-florida-adaptive-reuse-project/
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Potential Opportunities

• Vacant hotels
• Vacant retail
• Vacant office
• Surface parking lots

This Photo by Unknown Author is licensed under CC BY-SA-NC

https://www.flickr.com/photos/fanofretail/19900696236
https://creativecommons.org/licenses/by-nc-sa/3.0/
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Benefits of Adaptive Reuse
• Existing infrastructure

• Transforms building lifecycle 
• Addresses obsolescence

• Waste reduction
• Responsible and sustainable 

• Historic preservation and cultural value
• Preservation

• Can be catalyst for or expand redevelopment efforts
• Community transformation
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Planning Initiatives that Adaptive Reuse Can 
Support

• Overlay Districts
• Flexibilities in uses, regulations

• Transit Oriented Development
• Modalities (bike, pedestrians, vehicles, public transportation)
• Improve connectivity by expansion of transportation nodes to 

activity centers

• Mixed-Use Development
• Anchor stores help subsidize low-income renters
• Agglomeration improves resilience to disruptions
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Complementing Strategies for Adaptive Reuse
• Tax Increment Financing (TIF) in a CRA Boundary:

• Increased Property Tax Revenue -> Recycling Revenue within CRA 
Boundary

• Community Stabilization
• Economic Stabilization

• Lien Waiver Programs
• Ability to proceed 
• Liens waived upon development of affordable housing

• Agglomeration
• Increases resilience against shocks/stressors
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Evaluating the Scale of Opportunities Available

• Number of similar properties available
• Size and vacancy
• Location
• Zoning and land use
• Other site-specific issues

Source:  Vagabond Group LLC. https://thevagabondgroupllc.com/adaptivereuse. City of 
Hialeah, 2018-Present - Opportunity Zone 

https://thevagabondgroupllc.com/adaptivereuse
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Ownership and Site Control

• Long-term ground lease allows:
• Property Owner maintains 

control of common area 
maintenance, long-term 
requirements for financing.

• Lessee owns the 
improvement(s)

This Photo by Unknown Author is licensed under CC BY-SA

https://en.wikipedia.org/wiki/City_View_Center
https://creativecommons.org/licenses/by-sa/3.0/
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Design Considerations – Adapting to Housing 
Requirements
• Substructure (foundations, slabs)
• Shell (floors, enclosures, windows, doors)
• Interiors (partitions, doors, railings, finishes)
• Services (plumbing, HVAC, fire protection, electrical)
• Equipment and Furnishings (casework)
• Special Construction/Demolition
• Building Sitework
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Evaluating Cost and Financing Options

• New Market Tax Credits in combination with Historic Tax Credits
• Some type of local government financing
• Low-Income Housing Tax Credits
• Debt financing
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Determining the Highest and Best Use

• Should the existing improvements on the property be:
• Maintained in their current state?
• Altered in some manner to make them more valuable?
• Demolished to create a vacant site for a different use?

• Is the reuse project:
• Legally Permissible
• Physically Possible
• Financially Feasible
• Maximally Productive
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Determining the Highest and Best Use

• If renovation or redevelopment is warranted, when should the new 
improvements be built?

• The cost of modifying the improvement and the value gained in that 
modification are accounted for in the determination of highest and 
best use.

• Land appreciates in value:  The land is more valuable than the 
building itself
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HB 1339 from 2020 Legislative Session

• House Bill 1339 (2020) provided tremendous flexibility to local 
governments to approve affordable housing developments without 
needing a rezoning or comprehensive plan amendment.

• S. 125.01055(6) for counties and S. 166.04151(6) for cities:

“Notwithstanding any other law or local ordinance or regulation to the contrary, 
the governing body of a [city or county] may approve the development of 
housing that is affordable, as defined in s. 420.0004, on any parcel zoned for 
residential, commercial, or industrial use.”
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What does this new statutory provision mean?

• It grants permission for a local government to override its own 
comprehensive plan and/or zoning code to approve an affordable 
housing development

• Ex) An affordable housing developer could be permitted to build a 
multifamily development in a commercial land use designation 
without needing a zoning change

• This language can act as a “super-waiver” of all land development 
regulations for affordable housing developments
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How HB 1339 Can Facilitate Adaptive Reuse

• F.S. 125.01055(6)/166.04151(6) can expedite the conversion of 
underutilized or vacant structures into affordable housing

• A vacant strip mall on a land zoned commercial could be converted 
into affordable housing without needing a re-zoning or 
comprehensive plan amendment

• City or County could set development criteria on a case-by-case basis 
• This tool could save months on an adaptive reuse project
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Implementing s. 125.01055(6)/166.04151(6)
• State law does not provide a method for how to implement this land use 

flexibility
• Can be done through an implementing ordinance (St. Petersburg) or on a 

case-by-case basis (Jacksonville)
• Although these statutes allow the waiver of all development standards, 

there will be development standards the local government will still need to 
regulate:

• Density
• Parking
• Setback requirements
• Environmental considerations
• Compatibility w/surrounding structures
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St. Petersburg Model

• In Oct. 2021, City of St. Pete created a new section of its LDRs to 
become the first local government to implement HB 1339 by 
ordinance

• Staff review applications pursuant to the new section with final 
approval by City Council

• Ordinance contains eligibility requirements, notice requirements to 
surrounding property owners, and standards of review for Staff and 
City Council
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St. Petersburg Model – Key Provisions

• Limited to four zone districts (Neighborhood Traditional, 
Neighborhood Suburban, Industrial Traditional, Industrial Suburban)

• Minimum lot sizes based on underlying zoning
• Neighborhood Traditional/Suburban - min. 1 acre
• Industrial Traditional/Suburban - min. 5 acres

• Minimum # of units
• Neighborhood Traditional/Suburban - 20 or more units
• Industrial Traditional/Suburban - 60 or more units
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St. Petersburg Model – Key Provisions

• Affordability Period
• All dwelling units must have a restrictive covenant requiring the units to be 

affordable to buyers/rents <120% AMI for a minimum period of 30 years

• Compatibility
• Property within Industrial zones must be:

1) within 2 miles of public school; 
2) within ¼ mile of bus line; 
3) within 1 mile of a grocery store; and 
4) within 1 mile of Pinellas Trial or City park
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Things to Consider for HB 1339 Implementation

• Require long-term affordability
• Provide clear standards for when an affordable housing development 

can be approved under s. 125.01055(6)/166.04151(6)
• Consider different development standards based on the existing 

zoning
• Do not approve projects on parcels that are not appropriate for 

affordable housing
• Delegate authority to approve affordable developments to staff 

officials
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Sample Policy – Included as a Handout
COUNTIES
Policy Implementing § 125.01055(6)
The County Commission may approve the development of affordable housing on
any parcel zoned for residential, commercial, or industrial use if the development
receives funding from the Florida Housing Finance Corporation, the _________1
Housing Finance Authority, the State Housing Initiatives Partnership (SHIP)
program, other federal, state, or local affordable housing funding source, or if the
development agrees to a Land Use Restriction Agreement that reserves ___2
percent or more of the dwelling units for affordable housing for households with
gross incomes at or below ___3 percent of the median income adjusted for family
size, as defined in ____________4, for a period of 50 years or more5. Development
standards for projects subject to this policy, such as density, height, design, and
other characteristics, shall be determined by the _____________________6 in
coordination with the applicant and brought to the Commission for final approval
or as provided in an implementing ordinance.
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Sample Policy – Included as a Handout
1. Insert name of applicable Housing Finance Authority, if any.
2. Establish the percentage of units that need to be affordable to receive 

the zoning benefits.
3. Establish the household incomes served by the affordable units approved 

under this policy.
4. Cite to a local definition of affordable housing or the state definition at 

420.0004.
5. Define the affordability period. This period should be at least 50 years or 

more.
6. Title of department head responsible for making final decisions on 

zoning orders.
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It’s All a Matter of Priority . . .

If a local government has the motivation to approve a particular 

affordable adaptive reuse development in a residential, commercial, or 

industrial zone, it can use s. 125.01055(6) or 166.04151(6) to do so 

regardless of the underlying zoning.
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Local Government
Sources and Uses for Hotel Conversion & 
Reuse of Underutilized Properties
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Local Government Spending Plans

•CDBG
•HOME

Con 
Plan

•SHIPLHAP Local Government 
Funding

Leveraging

Prioritization
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Community Development Block Grant
(CDBG)

• Activities 
• Acquisition (undertaken by the grantee, a public agency, or a 

nonprofit)
• Rehabilitation 
• Operating subsidies
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Community Development Block Grant
(CDBG)

• Examples of Use
• Property Acquisition

• Assistance to private individuals and entities (whether profit or not-for-profit) to acquire 
for the purpose of rehabilitation and to rehabilitate properties for use or resale for 
residential purposes.

• Renovation of Closed Buildings
• The conversion of a closed building from one use to another (e.g., the renovation of a 

closed school building to residential use).
• Capital for acquisition/rehab of non-residential building into permanent 

housing.
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Community Development Block Grant
(CDBG)

• Requirements
• Record keeping requirement (24 CFR 576.500)
• Compliance with a National Objective: Low and Moderate Income, Slum and 

Blight, Urgent Need
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Community Development Block Grant
(CDBG)

• Considerations
• CDBG can be used for any infrastructure that is owned by a public or 

nonprofit agency.
• Qualifying an acquisition activity under one of the CDBG national objectives 

depends entirely on the use of the acquired real property following its 
acquisition.  

• A preliminary determination of compliance may be based on the planned use. 
• The final determination must be based on the actual use of the property, 

excluding any short-term, temporary use.
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HOME Investment Partnership Program
(HOME)

• Activities 
• Rehabilitation (conversion is treated as rehabilitation under 

HOME)
• Acquisition of Property

• Examples of Use
• Conversion of an existing structure to affordable housing
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HOME Investment Partnership Program
(HOME)

• Requirements
• HOME can be used for the housing portion of mixed-use projects, and for the 

low-income units of a mixed-income housing development. 
• Track the actual costs of the affordable housing units in a mixed-use project. 
• In a mixed-income project, the costs of the affordable units can be pro-rated 

as portion of the total development costs, when the units are comparable in 
terms of size and amenities.
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HOME Investment Partnership Program
(HOME)
• Considerations

• If conversion involves additional units beyond the walls of an existing 
structure, the entire project is new construction.

• Acquisition of existing standard property, or substandard property in need of 
rehabilitation, is eligible as part of either a homebuyer program or a rental 
housing project.

• After acquisition, rental units must meet HOME rental occupancy, 
affordability, and lease requirements.

• Conversion to commercial use is ineligible.
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State Housing Initiatives Partnership (SHIP)  
Funding Set Aside

At least 65% for 
homeownership

No more than 25% 
for rental

At least 75% for 
construction, 

rehabilitation, or 
emergency repair

At least 20% for 
persons with special 

needs

No more than 20% 
for manufactured 

housing

At least 30% for: 
• Very Low Income (< 50% 

AMI)
• Low Income (< 80% AMI)
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State Housing Initiatives Partnership 
(SHIP)-Construction

Construction

• Construction/rehab of rental 
housing

• Construction/rehab of 
ownership housing

• Matching dollars for federal 
housing programs

• Land acquisition
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American Rescue Plan -
Coronavirus State & Local Fiscal Relief Funds 
(CLFRF)
• All counties and 77 cities in Florida will receive CLFRF dollars through the 

American Rescue Plan
• Can be spent on a variety of activities to respond to the public health and 

negative economic effects of COVID-19, including assistance to households, 
small businesses, nonprofits, or aid to impacted industries

• These funds can be spent on affordable housing activities
• Funds must be obligated by Dec. 31, 2024, and spent by Dec. 31, 2026
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Using CLFRF for Affordable Housing
• Treasury rules & guidance expressly allow CLFRF to be used for 

affordable housing initiatives including:
• Development of affordable housing
• Rent and mortgage assistance
• Housing vouchers and relocation assistance
• Supportive housing services to improve access to housing for individuals who are 

homeless
• “A city could determine that its low-income residents faced 

disproportionate effects of COVID-19 and develop affordable housing 
targeted to these households.” Pg 104 – Final Rule
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CLFRF Uses Listed in Final Rule for Adaptive 
Reuse 
• Conversion of vacant or abandoned properties into affordable housing
• Rehabilitation, renovation, maintenance, or costs to secure vacant or 

abandoned properties
• Costs associated with acquiring and securing legal title of vacant or 

abandoned properties
• Removal and remediation of environmental contaminants or hazards
• Demolition or deconstruction
• Greening or cleanup of vacant lots, as well as other efforts to make vacant 

lots safer for the surrounding communities
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Other Federal & State Programs

• Low Income Housing Tax Credits (LIHTC)
• Historic Tax Credits (HTC)
• New Market Tax Credits (NMTC)
• Opportunity Zones (OZ)
• Brownfields
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Case Study:  
Big Box Retail Center in St. Petersburg, FL
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Skyway Plaza
St. Petersburg, FL

Low-traffic location with limited 
growth potential

~60,000 Square Feet

Long-Term Vacancy

The Site

NMTC eligible census tract
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Changing Retail 
Landscape

Opportunities
Growing 

Housing Needs



THE FLORIDA HOUSING COALITION

The Site
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Workforce 
Housing

Local Businesses

Neighborhood 
Revitalization

Complete Community

The Vision
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What’s Possible
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New 
Use!

Capital 
Sources

Site Control

Market 
Needs

Land UseLocal 
Partners

Physical 
Conditions

Community 
Support

Considerations
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Financial Analysis – Mixed Use
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Financial Analysis – Mixed Use
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Financial Analysis – Housing Only

• Reduce retail footprint
• Increase number of  

housing units
• Potential to make 

financing easier
• Would require 

separation of  ownership
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Osceola County:
From Underutilized Properties to 
Affordable Housing



Florida Housing Coalition- 2/1/2022 



Redevelopment Plan Overview



W192 Corridor

 Osceola-Polk County line to Hoagland Boulevard 
 Community Redevelopment Area (CRA) with Tax Increment Financing (TIF) 
 Enhancing the area’s appeal to the leisure tourism market and attract new investments



Vision



Corridor Overview

Key stats:
• 15-mile corridor
• 1,800 businesses
• Over 1M daily vehicular trips



Corridor-Wide Strategies and Actions



Plan Successes, County Initiatives



Plan Success, Influencing Private Investment



Incentives/Programs

1. Catalyst Site Grant Program
2. Demolition Matching Grant
3. Façade Improvement Matching Grant
4. Monument Sign Grant



Commercial to Residential Conversion 



Background

 Project was initiated to develop standards to ensure quality 
conversion of hotels along the West U.S. 192 Corridor
 Moratorium was put into place to slow down applications while 
regulations were put into place
 A series of task force meetings were held to:

Review successful conversion in other communities
Develop recommendations to apply to Osceola County

 Recommendations were brought to staff and the BCC for 
further discussion and to assess applicability



Corridor Inventory

97 hotels in overall 
corridor

68 within 500’ of Hwy 
W192

7   



Purpose

 To provide regulations to ensure that the conversion of buildings 
from commercial to multi-family residential follow the same high-
quality standards as a new multi-family residential project



Conversion Case Studies

 Buena Esparanza - Anaheim, California

 The Studios at Hotel Berry - Sacramento, California

 Woodson Historic Residences - Yates Center, Kansas 

Gold Dust Hotel - Fredonia, 
Kansas
 City of Tallahassee’s Ordinance to 
Address Conversions
 Red Lion Inn to Maingate Village –
Kissimmee, FL



Red Lion Inn Conversion



Components of the Change of Use Ordinance

 Clear definition that the change 
of use shall meet the requirements 
of “New Multi-family residential 
Development” per section 
3.1.1.G.2



Components of the Ordinance

 New commercial use siting standards for adaptive reuse in East 
192 and West 192 CRA areas to include:

Min density of 30 DU/Acre
Min intensity of 1.0 FAR
Min building height of 2 stories
West of SR 535, 75% of ground façade floor shall be non-residential
All primary buildings must front a right-of-way



Components of the Ordinance
 New commercial use siting standards for adaptive reuse in East 
192 and West 192 CRA areas to include:

Building articulation standards to discourage blank walls, break up 
larger building masses, and encourage variety long the façade

Min 20% open space required
Requirement to coordinate

school bus stops between parcels

https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/15810/387676/3-14-1Fc.png


Components of the Ordinance
 Residential buildings between Formosa Gardens Blvd. and the Western 

County Boundary located 300’ or further from the right-of-way are 
exempt but are required to meet the following:

 Building interiors upgraded 
to multifamily residential 
standards with full kitchens

 Each unit required to be 
served by an individual 
electric and water meters



Magic Castle Potential Conversion



Questions?

 Contact info:

Christina Morris, CEcD, FRA-RA
Community Redevelopment Area (CRA) Director
O: 407-742-4207
E: Christina.Morris@osceola.org

mailto:Christina.Morris@osceola.org
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Questions

This Photo by Unknown Author is licensed under CC BY

http://essentialschools.org/join/
https://creativecommons.org/licenses/by/3.0/
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FHC Publication
Eyesore to Asset:  Building Housing Affordability 

+ Sustainable Communities
A Guidebook for Reuse of Vacant Retail

https://www.flhousing.org/fannie-mae-scic-guidebook-04-2020-1/

https://www.flhousing.org/fannie-mae-scic-guidebook-04-2020-1/
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