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QUICK FACTS:

Florida has an affordable housing crisis

• Over 920,000 very low-income Floridians—including hardworking families, seniors, and people with 

disabilities—pay more than 50% of their incomes for housing.

• Florida has third highest homeless population of any state in the nation, with 41,542 people living in 

homeless shelters and on the streets.  This includes 4,552 veterans and 8,579 children.*

• Florida’s economy is dominated by low-wage jobs, particularly in the service industry.  In many 

occupations, workers do not earn enough to rent a modest apartment or buy their first home.

*Note that these numbers only include people who are unsheltered or staying in emergency or transitional shelters. They do not 

include people who are doubled up or living in hotels/motels.
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WHY DOES HOME MATTER?

The health, safety, and welfare of Floridians and the strength of Florida’s overall 

economy hinges  on  an adequate supply of  affordable housing for Florida’s 

working families, elders, and people with disabilities living on fixed incomes.   

AFFORDABLE HOUSING REDUCES TAXPAYER EXPENSES 

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

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

• Affordable housing can improve the health and educational outcomes of low-income families and 
children, reducing the public costs associated with illness and poor school performance.

AFFORDABLE HOUSING BOOSTS THE ECONOMY    
• Money spent on affordable housing construction and rehabilitation has a ripple effect on local 

economies.  Contractors and suppliers spend money on materials and labor, and workers spend 
their earnings locally.

• If the Sadowski Housing Trust Fund money is fully appropriated for housing, it will create nearly 
25,000 jobs and $3.1 billion in positive economic impact in just one year, while creating homes that 
will last far into the future.*

*Based on historic data and the December Revenue Estimating Conference projecting documentary stamp collections deposited into 

the state and local housing trust funds of approximately $266.87 million.

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

Our homes are the foundations of our lives.  They are our foothold in our neighborhoods and communities, where 

our children play and go to school.  Our homes are where we bathe, store our belongings, and convalesce during 

illnesses.  For those of us who own homes, they are often our single greatest source of wealth.  

The importance of home is evident in the fact that families will 
live in dilapidated housing or motels before entering a homeless 
shelter.  Other families, faced with unaffordable housing, crowd 
in with friends and relatives—an unstable arrangement that tries 
the patience of both parties, and often violates the lease of the 
host family.  No one should have to make that heartbreaking 
choice between having a roof over their heads and having a 
healthy place to live—with enough space and quiet for children to 
do homework, and without the threat of being kicked out.

The problem is that housing is a market commodity as well as a 
basic human need.  The price of housing reflects what people are 
willing to pay to live in a community, and many people are bidding 
high prices to live in Florida’s vibrant cities and towns.  In many 

communities, even modest homes and apartments are priced out of 
reach of low-income families, or are torn down and replaced with 
high-end houses, apartments, and condos.  For low-income workers 
who are vital to Florida’s economy—including teachers, home health 
aides, and tourism industry employees—high housing costs mean 
sacrificing other basic needs or living far away from their place of 
employment.  Even in communities with more moderate housing 
costs, many residents may struggle to find high-quality affordable 
housing if they work in low-wage jobs or live on fixed incomes.  
Because of all these factors, the shortage of affordable housing for 
low-income families is commonly referred to as a market failure. 

The way to correct this market failure is to provide financial 
incentives that make it profitable for private developers to invest 

Every partner and every funding source in this community effort — 

public, private, and nonprofit
— is an essential piece of the puzzle.

Private Sector Partners
Lenders, For Profit Developers, Builders, 
and Real Estate Professionals 

Public Sector Partners
Federal, State, and Local Governments

Nonprofit Partners
Nonprofit Developers, Service Providers,

and Foundations
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in affordable housing.  These incentives come from 
public-private partnerships among lenders, real 
estate professionals, community-based nonprofit 
organizations, and local, state, and federal 
government agencies.  Affordable housing funders 
typically impose high standards for building 
quality and property management.  Every partner 
and every funding source in this community 
effort—public, private, and nonprofit—is an 
essential piece of the puzzle.

The remainder of this section sets the stage for 
understanding the importance of affordable 
housing, summarizing research on its economic, 
health, and education benefits.  Section 2 presents 
data on the need for affordable housing among low-
income Floridians, including those in housing and 
those who are homeless.  Section 2 also explores 
the influence of prevailing wages on housing cost 
burden, and the tradeoffs that families must make 
between housing and transportation costs.  Sections 
3 and 4 explore drivers of housing cost burden for 
low-income renters and owners, respectively, in 
more detail.  Finally, Section 5 describes the design 
and impact of the Sadowski State and Local Housing 
Trust Funds, a nationally acclaimed program for 
providing a dedicated revenue source to support 
the development and rehabilitation of affordable 
ownership and rental housing.

The mainstays of the Sadowski trust funds, the State 
Housing Initiatives Partnership (SHIP) and the 
State Apartment Incentive Loan (SAIL) program, 
have helped hundreds of thousands of Floridians—
some through homeownership, some through 
providing rental housing, and some through 
providing construction and related employment.  
These programs have generated billions of dollars 
in economic output.  Continued appropriation for 
these proven programs is what Florida needs to 
keep our economic recovery on track, and provide 
the steady stream of affordable housing required to 
maintain our economic competitiveness.

What is Affordable Housing?
Misconceptions about affordable housing are 
widespread, with many citizens associating it with 
large, distressed public housing projects in central 
cities.  However, plenty of public housing authorities 
in communities around the nation, large and small, are 
well-managed and have decent units.  Furthermore, 
public housing is only one type of affordable housing.  
In this report, “affordable housing” refers to privately 
owned housing that receives a subsidy to bring its rent 
or purchase price down to a level affordable to a low-
or moderate-income family.  Except for the subsidy, 
affordable housing is indistinguishable from non-luxury 
market-rate housing—it has the same architectural and 
landscaping styles, and often has basic amenities like 
energy efficient appliances and community gathering 
spaces.  Substandard housing is, by definition, not 
affordable housing.  The price thresholds for housing 
affordability will be discussed later in the report.

The Benefits of Affordable Housing
Economic Benefits
Affordable housing—like any other housing 
development—stimulates state and local economies.  
When a developer creates affordable housing 
through new construction or rehabilitation, the 
community gains jobs through direct, indirect, 
and induced economic impacts1  (see sidebar on 
next page).  Once the development is finished and 
occupied, the residents create demand for ongoing 
jobs to meet their needs.  As a result, each dollar 
of Sadowski state and local housing trust funds 
leverages $4 to $6 in private investment, federal tax 
credits, and other funding sources.  If the Sadowski 
state and local housing trust fund monies are fully 
appropriated for housing in Fiscal Year 2015-16, the 
projected economic impact will be:

• 24,950 jobs
• $3.1 billion in total economic output
• Over $1 billion in labor income2 

The jobs created by affordable housing development 
pay relatively high wages.  On a national level, the 
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majority of workers in the residential building construction industry are carpenters, construction 
laborers, and first-line supervisors (Table 1).  All three occupations have higher entry-level wages 
than Florida’s average entry-level wage ($9.36/hour), and carpenters and first-line supervisors have 
median wages higher than the state’s overall median wage ($15.13/hour).  These top residential 
construction jobs compare especially favorably to Florida’s top ten jobs, many of which are in the 
service industry (see Table 4).

Table 1.  Top Three Occupations and Wages in the Residential Building Construction Industry.

Job Title
% of Residential 

Building Construction 
Employment*

Median Wage in 
Florida

Entry Wage in 
Florida

Carpenters 30  $16.73  $11.70 

Construction Laborers 15  $12.72  $9.56 

First-Line Supervisors 
of Construction Trade 
Workers

8  $26.99  $18.59 

All Occupations in Florida N/A  $15.13  $ 9.36 

*National Data
(Source: Bureau of Labor Statistics 2013, Florida Department of Economic Opportunity [DEO] 20143.)

Affordable housing also helps to attract employers to a region.  In one survey, employers were 
asked which factors they consider when choosing a new branch location.  Housing availability 
and cost were among the most important “quality of life” factors—only low crime rates and health 
care facilities ranked higher4.  When local housing costs are out of reach for entry-level and mid-
level employees, they must live remotely and commute to work, increasing traffic congestion.  
Employers may find it harder to attract skilled workers, and have more problems with employee 
absenteeism and turnover5.

Figure 1.  Medicaid Costs for Institutional Care and Independent Living. 
(Source: Houser et al. 2012.)
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An additional economic benefit of affordable housing 
comes from the foregone costs of providing social 
services to persons who are elderly, have disabilities, 
or are homeless or precariously housed.  According 
to an AARP report6, Medicaid-funded nursing home 
care in Florida for seniors and people with disabilities 
costs over $30,000 per person served, compared to less 
than $10,400 for Medicaid Home and Community-
Based Services.  For persons with developmental 
disabilities, HCBS is less than one-third of the cost of 
an intermediate care facility (see Figure 1).  Homeless 
persons with severe mental illness, meanwhile, are often 
heavy users of public crisis services such as jails and 
emergency rooms.  A study in Central Florida estimates 
that permanent supportive housing for chronically 
homeless individuals saves taxpayers an estimated 
$20,000 per person7.

Health and Education Benefits
Housing plays a major role in our physical and mental 
health.  For low-income individuals and families, lack of 
affordable housing can have a multitude of negative effects:

• Families in unaffordable housing are likely to 
cut back on nutritious food and health care8.  

• Substandard housing poses a variety of health 
hazards.  Dust, mold, and cockroaches can cause 
asthma and allergies, and peeling lead paint can 
reduce IQs and cause behavioral problems in 
children.  Unsafe structural conditions, such 
as faulty wiring, increase the risk of fire and 
injury9,10.  

• Many low-income families move frequently 
or double up with friends and relatives if they 
cannot find affordable housing.  Frequent moves 
are associated with stress and depression, and 
overcrowding has been linked to poor health in 
children11,12.  

• Homelessness exacerbates a person’s pre-existing 
health problems, and living on the streets or in 
shelters poses unique health risks (including 
tuberculosis, violence, and exposure to weather).  
Homelessness also makes it difficult to rest and 
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Terminology for 

Low- and Moderate-
Income Households 

Florida Statutes and certain federal 

housing programs define “low-

income” (or “LI”) households 

as those that earn no more than 

80% of the median income for 

households of their size within 

their geographic area.  Federal 

housing assistance programs 

usually calculate “Area Median 

Income” (AMI) for metropolitan 

areas and nonmetropolitan 

counties within a state. “Very 

low-income” (VLI) households are 

those that earn no more than 50% 

AMI, and “Extremely low-income” 

(ELI) households earn no more 

than 30% AMI.  In this report, the 

term “low-income” includes all 

households at or below 80% AMI, 

and “very low-income” includes 

all households at or below 50% 

AMI.  Thus, all ELI households are 

also classified as VLI and LI, but the 

reverse is not true.

Florida Statutes defines a “moder-

ate-income” household as having 

an income up to 120% AMI.  In 

this report, “moderate-income” 

refers to households with incomes 

between 80% and 120% AMI.

recuperate after illnesses, find a place to store medications, and keep wounds 
clean and dry13.

Many of the health problems associated with a lack of affordable housing are closely 
connected to children’s educational performance.  For example, exposure to lead paint 
is known to cause developmental delays in children, while asthma from exposure 
to dust and mold can cause children to miss school and fall behind.  Frequent 
moves, overcrowding, and homelessness have also been linked to lower educational 
attainment in children14.

If a lack of affordable housing can contribute to ill health and educational problems 
among low-income families and children, then affordable housing is the foundation 
for good health and achievement in school.  For example, a study in Boston found 
that children in subsidized housing were 19% less likely to be food insecure and 35% 
more likely to be in good health than children whose families were on the waiting 
list for subsidized housing15.  Additionally, both subsidized rental housing and 
homeownership have been linked to better educational outcomes for children16,17.

LACK OF AFFORDABLE 

HOUSING
LINKED TO EDUCATIONAL PERFORMANCE

Exposure to lead paint, 
dust and mold can 
cause children to miss 
school and fall behind.  
Frequent moves, 
overcrowding, and 
homelessness have also 
been linked to lower 
educational attainment 
in children.
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aBy this definition, a family at any income level can be considered “cost burdened”.  Policy makers and researchers acknowledge the limitations of this one-size-fits-all 
definition—for example, a wealthy family may be able to afford upwards of 50% of their income on housing, while an extremely low-income family may struggle to pay 
20% of their income on housing.  Affordable housing analyses usually focus on low-income families, since they are most likely to face hardships when their housing costs 
exceed 30% of their income.
  
bThis data includes households in “regular” housing units.  Individuals and households in settings such as group homes, dormitories, residential treatment centers, 
skilled nursing facilities, homeless shelters, military barracks, and prisons are excluded.

Figure 2.  Cost Burdened Low-Income Households in Florida.  
(Source: Shimberg Center for Housing Studies 201418.)

Figure 3. Cost Burdened Florida Households by Tenure.  
(Source: Shimberg Center for Housing Studies 201421.)

SECTION 2: 
By The Numbers: Housing Cost Burden in 
Florida
Housing Costs for Low-Income Families
The standard definition of affordable housing is that which costs no 
more than 30% of a household’s gross income.  This includes rent 
or mortgage payments, utilities, and property taxes and insurance, 
if applicable.  A household that pays 30% or more of its income 
for housing is considered “cost burdened”, and a household paying 
50% or more of its income for housing is “severely cost burdened”a.  

Data for Florida’s households is summarized in Figure 2 below.  
Of Florida’s 2.9 million low-income households, 1.93 million 
are cost burdenedb.  This number represents 67% of low-income 
households, and a full 27% of all Florida households.  Of these 
low-income cost burdened households, 1.16 million are severely 
cost-burdened—40% of all low-income households, and 16% of 
all Florida households.  Of all low-income households with severe 
cost burden, 920,048 (12.8% of all Florida households) are very 
low-income (not shown in Figure 2).

Of all cost burdened LI households in Florida, over 560,000 are 
headed by seniors (age 62 or older).  For low-income households 
that have members with one or more disabilities, over 591,000 
are cost burdened19.  For household heads who are elderly or 
have disabilities, the availability of affordable housing in the 
community can make the difference between living independently 
and moving into a more restrictive setting, such as a nursing 
home.  Parents who care for a child with disabilities in the family 
home, meanwhile, find that high housing costs compete with the 
higher medical costs and time off work associated with their role 
as caregivers20.

Figure 3 shows a breakdown of housing cost burden by income 
bracket and tenure in Florida.  In all three income brackets 
shown (30% AMI or lower, 31-50% AMI, and 51-80% AMI), 
the percent of renters and mortgaged homeowners that are cost 
burdened is over 70%.  By contrast, the percent of non-mortgaged 
homeowners that are cost burdened declines sharply, from 63% 
in the lowest income bracket (known as extremely low-income 
or ELI) to 14% in the 51-80% AMI bracket.  It is unclear why 
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renters and homeowners with mortgages have higher rates of 
cost burden in the 31-50% AMI bracket than in the ELI bracket.  
Among all low-income renters, ELI renters are perhaps likely to be 
bifurcated between those with deep subsidies (such as Section 8 
vouchers or public housing units) or low-cost unsubsidized units, 
and those who are severely cost burdened.  Renters between 31% 
and 50% AMI are more likely to be cost burdened, but their cost 
burden is more likely to be moderate.  Among owner households, 
those with incomes 31-50% of AMI may have been more likely 
than ELI households to receive subprime mortgages during the 
housing boom, and saw their monthly payments increase as a 
result.  (Owner households with incomes 51-80% of AMI were 
also likely to receive subprime mortgages during the boom, but 
their higher incomes render them less likely to be cost-burdened 
than VLI owners with mortgages.) 

In addition to the widespread cost burden among renters and 
homeowners with mortgages, another striking finding in Figure 
3 is that low-income mortgaged homeowners consistently have 
higher rates of cost burden than renters with similar incomes.  

As noted above, many of these homeowners may have received 
subprime mortgages during the housing boom, when homes for 
sale were much more expensive on average than they were today.  

With an ample supply of moderately priced foreclosure homes on 
market in many communities, as well as more stringent lending 
guidelines, low-income families buying homes today are less 
likely to take on mortgages they cannot afford.  However, when 
mortgage lenders consider the ability of homebuyers to make 
their house payments and other debt service (including credit 
card and student loan payments), they do not generally consider 
whether the family budget has room for maintenance expenses.  
An unexpected cost, such as fixing a leaky roof or replacing a 
refrigerator, can easily overwhelm a low-income family’s budget.  
(Also see Section 4, which demonstrates that many low-income 
homebuyers are shut out of the homebuyer’s market due to tighter 
lending guidelines and other factors.) 

Homeownership has many benefits, including residential 
stability, greater access to neighborhoods with good schools, and 

Overall, 67% of Florida’s low-income households are cost burdened, 
and 40% are severely cost burdened.
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This translates to almost 1.93 MILLION 
cost burdened low income households,

of which about 1.16 MILLION
are severely cost burdened.
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a chance to build wealth.  And for many low-income families 
with good credit, it is a viable option, if they can obtain a loan 
and compete successfully with cash investors and other wealthy 
buyers (see Section 4).  However, homeownership is a big financial 
responsibility, with many unexpected costs and less flexibility 
than renting.  And for the lowest-income households, including 
many elders and people with disabilities on fixed incomes, 
homeownership is simply out of reach.  For these reasons, an 
ample supply of high-quality rental housing must be part of any 
affordable housing strategy.

Homelessness
When a household’s rent or mortgage payments compete with 
other basic needs, such as food and healthcare, it is at risk of 
homelessness.  In their 2014 “Point-in-Time” [PIT] countsc, 
communities across Florida identified a total of 41,542 “literally 
homeless” people—those staying in shelters, on the street, or in 
other places not meant for human habitation.  As Table 2 shows, 
Florida’s homeless population according to the PIT counts has 
declined by 14% since 2007, although this drop masks a peak of 

Table 3.  Homeless Students Identified in Public School Districts in Florida and the United States.

Population
Number of Students in 

Florida

Florida % Change 
(Academic Year ‘06-’07 to 

‘12-’13)

U.S. % Change 
(Academic Year ‘06-’07 to 

‘12-’13)

Total Homeless Students 69,956 150% 80%

Shelter, Transitional Housing, Awaiting Foster Care, 
Unsheltered

11,069 25% 8%

Doubled Up or in Hotels/Motels 58,887 207% 113%

Unaccompanied Children and Youth 6,634 50% 101%
(Source: National Center for Homeless Education data, academic years 2006-07 and 2012-1324.)

57,551 in 2010.  During the same period, the United States PIT 
count homeless population experienced an almost uninterrupted 
decline, and was 11% lower in 2014 than in 200722.  

Several homeless subpopulations have decreased as well at the 
state and national level, as shown in Table 2. In the U.S. as a 
whole, the sharpest declines have been seen in the populations 
of chronically homeless individuals and veterans, while Florida 
has seen a more modest decrease in its chronically homeless 
population.  These decreases are due to a nationwide shift to a 
“Housing First” model, careful targeting of existing resources, 
and increased funding for these subpopulations for much of the 
past decade.  While the policy support and funding injections 
have not been as intensive for homeless families, an emphasis 
on prevention and “Rapid Re-Housing” for families has reduced 
literal homelessness among this subpopulation, which is an 
important achievement. 

Unfortunately, family homelessness has steadily increased both 
nationally and in Florida, according to another commonly used 

Table 2.  Point-in-Time Counts of Homeless People in Florida and the United States.

Homeless Population Category
Population in Florida 

2014
Percent Change in FL

Percent Change in 
U.S.

Total Homeless Population
(2007-2014)*

                  41,542 -14% -11%

Persons in Families (2007-2014)                   12,812 -15% -8%

Chronically Homeless Individuals (2007-2014)                     6,843 -8% -30%

Veterans 
(2010-2014)**

                    4,552 -42% -33%

*HUD uses 2007 as a baseline year for Point-in-Time data.
** 2010 was the first year that HUD had reliable estimates of Veteran homelessness at the state level.
(Source: HUD Point-in-Time Count data, 2007-2014.)

c The U.S. Department of Housing and Urban Development (HUD) requires Point-in-Time counts of “literally homeless” people to be conducted at least biennially by 
“Continuums of Care”, or geographically delineated networks of homeless service providers.  Most Continuums of Care in Florida and across the nation conduct their 
PIT counts on a single night in the last week of January.  (The Tampa/Hillsborough County Continuum of Care usually conducts its PIT count in late February.)  PIT Count 
data has limitations, and it is not the only data source used to understand the scope of homelessness at the state and national levels.  However, Continuums of Care 
across the nation have conducted PIT counts for about a decade, allowing analysts to identify homeless population trends within and between communities over time. 
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measure. The U.S. Department of Education provides 
funding and other support for public school districts to 
identify children and youth who are homeless at any time 
during the academic year (including summer school), 
using a definition that includes children who are doubled-
up or living in hotels or motels due to their family’s loss 
of housing or economic hardship.  Local school district 
liaisons help homeless children, youth and their families 
overcome barriers to school enrollment and attendance, 
and help them identify the services needed to return to 
stable housing23.  At the national level, the population of 
homeless students increased by 80% between the 2006-
2007 and 2012-2013 academic years (see Table 3 on pg 
9).  The increase in Florida over the same period was even 
sharper—150%—yielding a homeless student population 
of almost 70,000 by the 2012-2013 academic year.  

Since most homeless students are living with their families 
rather than unaccompanied, a sharp rise in student 
homelessness suggests a corresponding increase in family 
homelessness according to the Department of Education’s 
definition.  However, 6,634 of Florida’s students identified as 
homeless are unaccompanied, meaning that they are not in 
the physical presence of a parent or guardian.  Some of these 
children and youths are living with friends, relatives, or 
neighbors of their parents through informal arrangements.  
However, the individuals with whom these students 
live do not have formal guardianship rights, which can 
complicate issues such as authorizing medical treatment.  
Homeless children and youths who have been identified as 
unaccompanied by local school district liaisons can receive 
assistance to overcome such legal barriers.

The Department of Education counts of homeless 
children and youth include pre-kindergarden, primary 
and secondary public schools.  However, they do not 
include children who are not enrolled or are too young 
for preschool.  Using statistical adjustments to account for 
children who are not in school, the National Center on 
Family Homelessness estimates that Florida had 139,667 
homeless children during the 2012-2013 academic year, 
including those who are doubled up or living in motels25.

HOMELESS CHILDREN
POPULATION 
ON THE RISE 
ON THE NATIONAL LEVEL  
The population of homeless students increased 
by 80% between the 2006-2007 and 2012-2013 
academic years.

IN FLORIDA

The increase over the same 
period was even sharper 
—150%—yielding a homeless 
student population of almost 
70,000 by the 2012-2013 
academic year. 
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Low-Wage Jobs
Many of Florida’s most common occupations are low-skilled, 
low-wage service industry positions, as shown in Table 4.  Only 
one of Florida’s top five job categories pays a median hourly wage 
above $10, and only three of the top 15 jobs pay a median wage 
above $15.  Moreover, many jobs pay entry-level wages below $9.  
Many low-income workers share housing 
costs with a spouse or 
roommates, but this is 
not a failsafe way to make 
housing affordable.  These 
households can quickly fall into 
financial crisis due to lob loss, illness, 
child care emergencies, break-down 
of an automobile, or other disruptions.  
Additionally, many low-income households 
consist of single parents with young children26.  
In Sections 3 and 4, the hourly wages for selected 
occupations are compared to housing costs for renters 
and homebuyers, respectively.

In November 2014, the United Way of Florida released the ALICE 
Report, which examines the needs of “Asset Limited, Income 
Constrained, Employed” (ALICE) households in Florida.  Using data 
on the costs of basic needs in Florida (including modest rental units, 
a nutritious but low-cost diet, and transportation costs, among other 
factors), the researchers estimated that 2.1 million Florida households are 

above the federal poverty level but fall below the “ALICE 
threshold”—the income needed to afford a basic 

“Household Survival Budget” with no cushion 
for emergencies.  With an additional 1.1 

million Florida households living 
below the poverty level, the 

ALICE Report estimates 
that a staggering 

45% of Florida 
households 

are struggling to make 
ends meet.  Many of these households 

receive benefits and services from government 
agencies and private charities, but often they are not enough to fill 

the gaps in the family budget27.

Table 4.  Top 15 Occupations in Florida by Number of Persons Employed.

Occupation
Number of Persons 
Employed in 2013

Median Hourly 
Wage ($)

Entry-Level 
Hourly Wage ($)

Combined Food Preparation and Serving Workers 203,440 9.00 8.44

Waiters and Waitresses 197,070 9.09 8.45

Cashiers 209,050 9.23 8.59

Janitors and Cleaners, Except Maids and Housekeeping Cleaners 108,150 9.70 8.45

Retail Salespersons 321,040 10.13 8.59

Stock Clerks and Order Fillers 113,710 10.87 8.60

Laborers and Freight, Stock, and Material Movers (by hand)  122,910 11.06 8.59

Restaurant Cooks 86,040 11.31 9.08

Nursing Assistants 85,910 11.36 9.64

Office Clerks, General 141,060 12.51 9.15

Customer Service Representatives 199,280 13.57 9.83

Secretaries, Except Legal, Medical, and Executive 152,840 14.37 10.24

Bookkeeping, Accounting, and Auditing Clerks 91,710 16.27 11.57

Sales Representatives, Wholesale and Manufacturing* 89,670 23.04 13.00

Registered Nurses 162,530 29.73 23.99

All Occupations in Florida    7,453,200 15.13 9.36
*Except Technical and Scientific Products.  
(Source: DEO 2014.)



HOME MATTERS 2015

THE FLORIDA HOUSING COALITION   |   FLHOUSING.ORG12

WHEN HOUSEHOLDS 

CANNOT MAKE 
ENDS MEET
THEY CUT BUDGETS 
IN RISKY WAYS

CREDIT CARD

CREDIT CARD

ACCUMULATE
CREDIT CARD

DEBT

FORGO AN ADEQUATE
DIET

GO WITHOUT
PREVENTATIVE

HEALTH CARE

CHOOSE LOWER 
QUALITY
CHILDCARE

NEGLECT TO REGISTER OR 
 BUY CAR INSURANCE

When households cannot make ends meet, they tend 
to cut corners in their budgets in risky ways—such as 
accumulating credit card debt, eating an inadequate 
diet, forgoing preventative health care, and neglecting to 
register or purchase liability insurance for the automobiles 
they use to get to work.  In the worst cases, families below 
the ALICE threshold end up homeless.

For the state as a whole, the ALICE Report finds that a 
single person requires an hourly wage of $9.23 to afford 
a Household Survival Budget, while a family of four with 
one preschool-age child and one infant requires an hourly 
wage of $23.47 per hour.  A “Household Stability Budget”, 
which is modest but allows for savings, health insurance 
premiums, and other reasonable living expenses beyond 
the bare minimum, requires an hourly wage of $12.38 for a 
single person and $40.99 for the above-described family of 
four.  As Table 4 shows, nine of Florida’s top 15 occupations 
have entry-level wages insufficient for a single person’s 
Survival Budget, while nine occupations have median 
wages that fail to cover a single person’s Stability Budget.  
The wages of Florida’s top occupations are especially 
insufficient for families.  For example, two parents working 
as nursing assistants and earning the median wage would 
still fall short of the income needed to support themselves, 
a preschooler and an infant.

Unfortunately, the ALICE Report indicates that most of 
Florida’s projected job growth is in the type of low-wage, 
service sector occupations that dominate Table 4.  Using 
more recent data than was available for the ALICE Report, 
we find that 15 of the 20 occupations with the most job 
growth (in terms of absolute numbers, not percentages) had 
estimated median wages below $15 per hour in 201428,29.  
As the Report succinctly puts it, “Florida’s economy is 
dependent on jobs with wages so low that workers cannot 
afford to live near their jobs even though they are required 
to work on-site”.  The following section describes the toll 
that long commutes take on household budgets.

Housing and Transportation Costs
Faced with high housing costs in the communities where 
they work, many families live in outlying communities.  
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d  These percentages, unlike Census data, are not based on a “universe” of actual households, but are the result of a mathematical modeling exercise using a hypothet-
ical “average” household at 80% AMI (not at or below 80% AMI).  The model uses actual regional data on incomes, household composition, workers, housing and 
transportation costs, and other variables to construct profiles of “average” households and determine their average housing and transportation costs.

However, this strategy is not entirely successful, since many of 
these families have to pay for long commutes.  The Center for 
Neighborhood Technology [CNT] calculates a “Housing + 
Transportation Affordability Index” for communities across the 
nation.  Just as 30% is the maximum share of income that a family 
can affordably devote to housing, CNT has determined that 45% 
is the maximum affordable share of household income that can be 
spent on combined housing and transportation costs.  

As Figure 4 shows, many more households become cost-burdened 
once transportation costs are consideredd.  In Florida’s major metro 
areas, there is much less variability in combined housing and 
transportation costs than in housing costs alone—suggesting that 
there is no escape from high housing costs.  In fact, low-income 
households are more likely to be burdened by combined housing 
and transportation costs in Florida’s major metro areas than in New 
York or San Francisco.  For example, low-income households in the 
Miami and Tampa metro areas pay respective averages of 72% and 
66% of their incomes on housing and transportation, compared to 
56% and 54% in New York and San Francisco, respectively30.  

SECTION 3: 
Challenges for Renters
As Section 2 demonstrated, the vast majority of low-income renters 
in Florida are housing cost burdened.  Moreover, the share of low-
income renters that are cost burdened has increased over time.  At 
the national level, the share of all renters that are moderately or 
severely cost burdened rose from 38% in 2000 to 50% in 2010, and 
the incidence of housing cost burden among renters has crept up the 
income ladder32.  In Florida, using more conservative definitions 
of “low-income” (≤60% AMI) and “cost burdened” (paying ≥40% 
of income for housing), the Shimberg Center for Housing Studies 
found a 24% increase in the share of low-income renters that are 
cost burdened between 2007 and 201333.

Section 2 discussed the key impact of low wages on rates of housing 
cost burden among low- and moderate-income Floridians, as well 
as the tradeoffs between housing and transportation costs.  This 
section goes into further detail about specific factors that drive 
high housing cost burdens among low -income renters. 

Figure 4. Housing + Transportation Affordability Index for Selected Regions. (Source: Center for Neighborhood Technology [CNT] H+T 
Affordability Index31.)
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*Except Maids and Housekeeping Cleaners
**Except Legal, Medical, and Executive Secretaries

e NLIHC assumes a renter earning the “housing wage” works 40 hours per week, 52 weeks per year.
f  All occupations in Figure 6 are among the top 25 occupations by number of people employed in each metro area.

Mismatch Between Rents and Wages
As Table 4 shows, Florida’s job market is dominated by low-wage, 
low- and medium-skilled occupations.  To determine the wages 
needed to afford rental housing in different regions, the National 
Low Income Housing Coalition (NLIHC) calculates the “housing 
wage”—the minimum hourly wagee needed to afford housing at 
Fair Market Rent (FMR).  A metro area’s FMR, calculated annually 
by the U.S. Department of Housing and Urban Development 
(HUD), is usually equal to the rent and utility costs of a unit in 
the 40th percentile for all rental units with a given number of 
bedrooms—somewhat less expensive than a median-priced unit.  

Figure 5 compares mean wages for common occupationsf to mean 
renter wages and the “housing wages” for 1- and 2-bedroom 
Fair Market Rent (FMR) units in the Melbourne, Tampa, and 
Miami metro areas.  The average wage earned by renters is 

enough to afford a 1-bedroom apartment in the Melbourne and 
Tampa metros, but not in the Miami metro area.  A 2-bedroom 
apartment is not affordable at the average renter wage in any of 
the three metros shown in Figure 6.  Moreover, the cost of even 
a 1-bedroom unit at FMR is out of reach for workers in most 
of the occupations shown.  In the Melbourne metro area, for 
example, nursing assistants are nearly $2.00 per hour short of the 
1-bedroom housing wage, while food preparation and serving 
workers are $4.37 per hour short. 

Note also that rental costs vary more widely than wages among the 
three metro areas in Figure 5.  For example, janitors have lower 
median wages in Tampa and Miami than in Melbourne, even 
though their housing costs are higher.  In other words, wages in 
low-skilled sectors are fairly unresponsive to local housing costs.
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Figure 5. Median Hourly Wages of Common Occupations, Mean Renter Wages, and “Housing Wages” for Fair Market Rent Units.  (Source: 
DEO 2014, National Low Income Housing Coalition [NLIHC] 2014a34.)



A  REPORT FROM THE FLORIDA HOUSING COALITION

FLHOUSING.ORG  |  THE FLORIDA HOUSING COALITION  15

Shortage of Affordable and Available Rental Units
Florida’s communities do have rental units, both subsidized 
and unsubsidized, that are affordable to low-income 
households.  However, there are not enough of these units 
to go around, especially in higher-priced metro areas.  Not 
only is the overall supply of affordable rentals limited, 
but some of these rentals are already occupied by higher-
income households.  In other words, low-income renters 
find themselves in a game of musical chairs with other low-
income renters and higher-income renters for a limited 
number of affordable units.  

This shortage of affordable and available units is illustrated 
in the infographic (location in document).  For low-income 
households overall, only 85 rental units are affordable and 
available for every renter household.  The shortage is most 
acute for extremely low-income households (≤30% AMI), 
with only about one affordable and available unit for every 
five ELI renter households35.

Loss of Affordable Rental Housing
The limited supply of affordable rental housing for low-
income families is continually shrinking.  Owners of rental 
units subsidized by federal, state, and/or local funding 
must keep rents affordable for tenants at certain specified 
income brackets for a set period of time, usually 15 to 30 
years.  The units may be lost from the affordable housing 
stock if the affordability period expires, the owner prepays 
the mortgage to end the affordability period early, the 
property is foreclosed, or the subsidy is removed due to 
poor property management.  

Between 1993 and 2012, Florida lost at least 51,000 
units of privately owned, subsidized rental units from 
the affordable housing stock36.  The Shimberg Center 
for Housing Studies at the University of Florida has 
estimated that a further 43,200 units have a medium to 
high risk of being lost by 2020, based on the age of the 
developments, the source of their subsidies, and the dates 
when the subsidies will expire.  For example, affordable 
developments with non-renewable subsidized mortgages 
or land use restriction agreements (LURAs) are generally 
at greater risk of loss than units with Section 8 contracts, 
since landlords participating in Section 8 often renew their 

Affordable and Available Rental Units 

FOR EVERY 100 
LOW-INCOME RENTER 
HOUSEHOLDS 
at Different Income Brackets. 

FOR HOUSEHOLDS

 <30% 
of Area Median
Income

21

FOR HOUSEHOLDS

<50% 
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Income
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FOR HOUSEHOLDS

<80% 
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contracts.  Developments over 30 years old also have a relatively 
high risk of loss, due to deterioration.  These 43,200 properties at 
risk of loss represent almost 20% of Florida’s private, subsidized 
affordable housing stock.37  

Tightened Rental Market
On a national level, the rental market recovered much more 
quickly than the homebuyer’s market.  After peaking in 2009, 
rental vacancies have declined to levels not seen since the early 
2000s.  The nominal value of contract rents (excluding utilities), 
as measured by the Consumer Price Index, began to rise in 2010 
and outpaced inflation by 2012.  This tightening of the national 
rental market has been attributed to former homeowners 
entering the rental market after foreclosures, as well as to young 
families delaying first-time homeownership.  Moreover, although 
inflation-adjusted gross rents (including utilities) have declined 
since 2009 nationwide, they have risen overall since the early 
2000s while the median renter income has declined38.

In Florida, the real value of median gross rent has declined since 
2009.  However, median renter income has declined as well, and 

Figure 6. Comparison of Median Housing Costs with Housing Costs Affordable at Median Income in Florida. 
(Source: American Community Survey39.)

the gap between actual rents and the rent affordable at median 
renter income has grown since 2005 (Figure 6). 

Moreover, some regions in Florida have seen rapid increases in rents 
for vacant units on the market.  For example, Axiometrics, Inc. found 
that four Florida metro areas—West Palm Beach, Fort Lauderdale, 
Orlando, and Miami—ranked among the top 15 major metro areas 
nationwide for rent increases in 201440.  The rental increases in these 
four Florida metros ranged from 6.3% in Miami to 9.1% in West 
Palm Beach, compared to a national average of 4.7%.

Comparing Florida’s median rents and renter incomes to those 
in other states offers additional perspective.  Although Florida 
does not have the nation’s most expensive rents on average, its 
rental market is among the most unaffordable relative to renter 
incomesg,41.  For example, a recent RealtyTrac analysis found that 
Miami-Dade, Broward, and Hernando Counties in Florida are 
among the 10 least affordable counties nationwide.  In Broward 
County, for example, the 2015 Fair Market Rent for a 3-bedroom 
unit would claim 43% of median household income, comparable 
to San Francisco and Los Angeles Counties in California.42

g One indicator of rental affordability is the number of jobs needed at the average renter wage to afford a 2-bedroom rental unit at fair market rent.  The National Low 
Income Housing Coalition, in its 2014 Out of Reach report, calculated that a Florida renter would need 1.41 jobs at the median renter wage, the 10th highest level 
among all states and Washington, D.C. 
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West Palm Beach, Fort Lauderdale, 

Orlando, and Miami—ranked among the 

top 15 major metro areas nationwide for 

rent increases in 2014 .  

The rental increases in these four Florida metros 
ranged from 6.3% in Miami to 9.1% in West Palm 
Beach, compared to a national average of 4.7%.

FLORIDA RENTS 
RAPIDLY RISE

FLORIDA’S RENTAL MARKET 
IS AMONG THE MOST 

UNAFFORDABLE RELATIVE 
TO RENTER INCOMES.

SECTION 4: 
Challenges for Homebuyers
The affordability of homes for sale varies widely across 
Florida.  One key indicator of home affordability is 
the National Association of Home Builder’s “Housing 
Opportunity Index” (HOI), which equals the percentage 
of homes for sale in a community that are affordable for a 
family with the area median income, assuming standard 
underwriting criteria.  In an analysis of 227 metro areas 
nationwide in the 3rd quarter of 2014, Florida metros 
ranged from 69th most affordable (Melbourne) to 26th 
least affordable (Miami)43.  However, to paint a fuller 
picture of home affordability, we need to consider the 
affordability of homes on the market for lower-income 
households, as well as the availability of credit.  One must 
also bear in mind that lower-cost homes for sale may be 
farther from employment centers, necessitating higher 
transportation costs, as discussed in Section 2.  

Florida’s homeownership rate has declined steadily from 
a peak of 70.6% in 2007 to 64.8% in 201344.  Families 
losing their homes to foreclosure account for some of this 
decrease, but the factors discussed below prevent many 
low- and moderate-income families from buying their 
first homes.

Housing Costs Exceed Wages for Many 
Occupations
Even in metro areas with relatively low home sale prices, 
such as Melbourne, homeownership is out of reach for 
many workers in medium- to high-skilled jobs.  For 
Figure 7, we calculated the minimum hourly wage needed 
in the Melbourne, Tampa and Miami metro areas to 
afford a median-priced home in Quarter 3 of 2014h.  In 
the Melbourne metro, of the 10 featured occupations, 

hThe assumptions for calculating “housing wages” for median-priced 
homes were as follows: 1) 30-year fixed rate mortgage at 4.5% interest, 
2) FHA-insured with a 3.5% down payment, 3) Front-end ratio of 31%, 
back-end ratio of 41%, 4) All other household debt service is 18% of an-
nual income, 5) Assessed value is 85% of the purchase price, 6) Home-
stead exemption is $50,000, 7) Mill levy is $18.84, and 8) Property insur-
ance is 1% of the purchase price annually.  Additionally, we assume that 
the homebuyer works 40 hours per week, 52 weeks per year.  Mortgage 
lenders, when determining if a family income-qualifies for a loan, take 
mortgage payments, taxes, insurance, and other household debt into 
account, but do not commonly consider utility costs.  In other words, 
a family that barely income-qualifies for a mortgage may not be able to 
afford it over the long term.
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levels, and the share of homebuyers paying cash, including 
institutional investors, is declining.  However, many Florida 
metros still have the highest share of cash sales in the nation.  In 
the Melbourne, Tampa, and Miami metros, cash sales comprise 
50.9%, 51.1%, and 59.1% of all home sales, respectively.  Although 
institutional investors are expected to pull back from the home 
sale market in the coming year, wealthy retirees and international 
buyers paying cash are likely to maintain a strong presence in 
Florida markets.  The prevalence of cash sales in Florida reduces 
the inventory of affordable homes available to low-income and 
first-time homebuyers46,47,48.

Additionally, access to mortgage credit has become more 
restricted for these buyers.  Key provisions of the Dodd-Frank 
Act Wall Street Reform and Consumer Protection Act, passed 
by Congress in 2010, took effect in 2014, including more 
stringent underwriting standards for residential mortgages, and 
requirements for banks to hold increased capital.  As mortgage 
lenders have implemented the new rules, they have made fewer 
loans to homebuyers with low incomes or less-than-ideal credit—
although analysts debate whether or not this was an inevitable 
outcome of the Dodd-Frank rules49,50.  

six pay median wages that fall more than $3 per hour short of 
the wage needed to afford a median-priced home.  The shortfall 
ranges from $3.78 per hour for firefighters to $7.12 per hour for 
EMTs and paramedics.  Thus, although Melbourne has lower 
home prices than Tampa or Miami, its lower wages mean that 
homeownership is out of reach for many essential workers.

Tampa’s median home price is slightly higher than that of 
Melbourne.   It is more affordable for firefighters and police 
officers due to higher wages than in Melbourne, but is somewhat 
less affordable for licensed practical and vocational nurses and 
elementary school teachers.   In Miami’s much more expensive 
housing market, higher wages for firefighters and police officers 
ensure that these essential workers can afford a median-priced 
home.  However, ownership of a median-priced home is out 
of reach for all other professions shown.  The median wage of 
registered nurses, for example, is $4.35 short of the wage needed 
to afford a median-priced home.

Tightened Market and Mortgage Lending Standards
Florida’s market for home sales is steadily improving—prices are 
increasing, the inventory of homes for sale is approaching healthy 

Figure 7.  Mean Hourly Wages of Selected Occupations Compared to the Hourly Wage Needed to Afford a Median-Priced Home.  
(Source: DEO 2014, National Association of Home Builders 201445.)
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To increase credit for these homebuyers, the Federal Housing 
Finance Agency has allowed Fannie Mae and Freddie Mac to 
purchase and bundle mortgages with down payments as low as 
3% to first-time and low-to moderate-income homebuyers with 
moderate credit scores.  This move, while useful, is expected 
to play a smaller role in expanding mortgage credit than other 
changes that the Federal Housing Finance Agency is pursuing, 
such as relaxing the terms under which the federal government 
can require banks to buy back toxic loans51,52.

In addition to more stringent underwriting standards, many 
low-income families find that rising mortgage interest rates, 
fees, and insurance premiums are putting the monthly costs of 
homeownership out of reach.  Average mortgage interest rates 
increased from 3.35% at the end of 2012 to 4.46% at the end of 
2013, and Fannie Mae, Freddie Mac, and the Federal Housing 
Administration (FHA; a division of HUD) have increased the 
fees required for mortgage insurance on the loans they will back.  
Additionally, FHA steadily increased its insurance premiums 
between 2010 and 2014, to replenish its capital reserves and more 
accurately reflect risk to taxpayers53,54.  

In early January 2015, FHA announced plans to reduce its mortgage 
insurance premiums from 1.35% to 0.85% of the loan balance.  The 
agency predicts that the change will bring an additional 250,000 
homebuyers into the market.  Because the savings will be modest 
for the average FHA homeowner—$75 per month—some analysts 
believe that FHA is overestimating the impact of lowering its 
premiums.  However, an average can mask considerable variation, 
so the change is likely to be more significant for homebuyers with 
relatively low incomes or high housing costs55,56,57.   

As another step to keep FHA-insured mortgages accessible to their 
traditional market of low-income and first-time homebuyers, HUD 
is developing a pilot program known as Homeowners Armed With 
Knowledge (HAWK), which would substantially lower the up-
front and annual insurance premiums for FHA homebuyers who 
participate in housing counseling programs.  HUD proposed the 
HAWK program in the Federal Register in May 2014, but has not 
yet finalized the details of the program58,59.  

MORTGAGES OUT-OF-REACH FOR FIRST TIME HOMEBUYERS
Housing Policy Makers try to ensure that mortgage loans are available to first-time
homebuyers while maintaining sound underwriting standards

Creditworthy low- and moderate-
income homebuyers

Tightened mortgage lending standards
Rising fees and insurance premiums

Competition from cash investors
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As this report has demonstrated, hundreds of thousands of 
low-income Floridians struggle with high housing costs.  Many 
factors affect the supply of affordable housing, including low 
wages for common occupations, high market prices for homes 
and apartments in decent condition, and limited federal funding 
for housing programs60.  Moreover, the situation is getting worse, 
with an increasing share of Florida’s low-income renters paying 
more than they can afford for housing.  Florida’s homeownership 
rate has declined steadily since its peak in 2007, due in part to 
tightened home sale markets, restricted credit, and the mismatch 
between home prices and wages.  Add the tradeoff in housing and 
transportation costs to the mix, and it seems as if every door to 
housing affordability is slamming shut for many of Florida’s low- 
and moderate-income families.

It is very challenging for Florida’s policymakers and community 
advocates to directly influence these factors in the near term, 
but we do have control over a simple and powerful tool at the 
state level: the Sadowski State and Local Housing Trust Funds.  
These dedicated funding sources allow thousands of low- and 
moderate-income families to rent, buy, and renovate affordable 
homes each year, while leveraging substantial public and private 
funds and boosting Florida’s economy.  

Sadowski History and Major Programs
More than 20 years ago, a diverse coalition of Florida’s affordable 
housing advocates, business and industry groups, and faith-based 
organizations recognized the need for a dedicated state revenue 

source for affordable housing.  In 1992, the state legislature 
passed the William E. Sadowski Affordable Housing Act, named 
after a Department of Community Affairs secretary who had 
recently died in a plane crash.  The Sadowski Act raised the state 
documentary stamp tax on deeds by ten cents per $100 of the 
property’s value61, and directed the new funds to two trust funds, 
one for local governments and one for the state.  

The Local Housing Trust Fund supports the State Housing 
Initiatives Partnership (SHIP) program, which primarily funds 
the production and preservation of affordable ownership housing 
for low- and moderate-income households.  The Florida Housing 
Finance Corporation uses a population-based formula to distribute 
SHIP funds to all 67 counties and to cities that receive Community 
Development Block Grant (CDBG) funds.  SHIP is most commonly 
used to support home construction, rehabilitation to make homes 
safe and/or handicapped accessible, and down payment assistance.  
It gives local governments plenty of flexibility to meet local needs 
and preferences, as long as a few basic requirements are met.  These 
requirements, found in Florida Statue 420, include:

• At least 65% must be spent on homeownership activities

• At least 75% must be spent on construction (including 
new construction and rehabilitation)

• At least 30% must be used to assist very low-income 
households

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

• No more than 10% may be used on administration

SECTION 5: 
The Sadowski Housing Trust Funds: 
A Proven Track Record of Producing and Preserving Affordable Housing

Each SHIP Dollar 
is Required to Meet the 
Following Criteria:

At least 30% must be used to assist 
very low-income households

No more than 10% may be used 
on administration

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

At least 65% must be spent 
on homeownership activities

At least 75% must be spent on construction-
related activities (including new construction 

& rehabilitation)
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The State Housing Trust Fund supports several activities, 
including administration of the Sadowski funds by Florida 
Housing.  The main Sadowski-funded state program is the State 
Apartment Incentive Loan (SAIL) program.  SAIL provides 
funding on a competitive basis for the construction of affordable 
multifamily rental housing.  SAIL usually serves as “gap financing” 
for developments with other funding sources, such as the Low 
Income Housing Tax Credit.

Impact
In Fiscal Year 2015-16, a projected $266.87 million in documentary 
stamp tax revenues will be available for appropriation to the 
Sadowski trust funds.  This funding level is over 10 times the 
amount of annual funding ($25 million) that Florida is projected 
to receive from the National Housing Trust Fund62.  If State 
Legislature appropriates the full amount to the trust funds, the 
economic impact will be considerable, as shown in Table 5.  The 
housing investments leveraged by SHIP and SAIL will produce an 
estimated $3.1 billion in economic output, nearly 25,000 jobs, and 
$1 billion in labor income. 

In addition, Sadowski funds give low- and moderate-income 
families around the state a hand up that can be extended to their 
children and grandchildren.  Between the 2006-07 and 2011-12 
fiscal years, for example, SHIP had a profound impact on Florida 
communities, even though the program’s funding was swept into 

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

A total of 34,872 households were assisted, of which:

• 500 were homeless households

• 1,000 households had a member with developmental 
disabilities

• 8,300 were households headed by an elderly person (age 
62 and up)63

From fiscal years 2009-10 to 2011-12, when SHIP communities 
were feeling the worst effects of the Local Housing Trust Fund 

being swept, an average of 2,036 units were assisted per year.  
(Much of this activity was made possible by SHIP funds carried 
over from previous years and by program income.)  However, 
when Local Housing Trust Fund monies are fully appropriated 
for housing and available to SHIP communities, 8,000 to 10,000 
units can be assisted each year64,65.  Clearly, full SHIP funding 
would allow local communities to significantly scale up their 
efforts to provide housing for key populations, including those 
who are homeless or have developmental disabilities.

SAIL has also been a lifeline for many low-income individuals 
and families.  In 2013, the Florida Housing Finance Corporation’s 
portfolio of developments with outstanding SAIL loans had a 
total of 61,206 units.  Of these units:

• 736 were for homeless households
• 7,700 were for elderly households

These numbers significantly underestimate SAIL’s impact because, 
like the Local Housing Trust Fund, the State Housing Trust Fund 
had most of its funds swept into general revenue between the 2008-
09 and 2013-14 fiscal years.  Additionally, these numbers do not 
include developments that have already paid off their SAIL loans.  
At a time when thousands of privately owned, subsidized rentals are 
being lost from the affordable housing stock each year, SAIL is an 
engine for constructing and rehabilitating housing for elders, people 
experiencing homelessness, and other vulnerable populations.

In short, if we fully appropriate the State and Local Housing Trust 
Fund monies for housing, our investment will have huge payoffs.  
Thousands of low- and moderate-income Floridians will move 
into affordable homes or renovate existing homes, which they will 
use as a platform to improve their lives.  At the same time, the 
affordable housing development leveraged by Sadowski programs 
will generate tens of thousands of jobs and billions of dollars 
of economic output and labor income annually.  The Sadowski 
housing programs are truly a win-win. 

Table 5.  Estimated Economic Impacts of Fully Funding Sadowski Housing Trust Funds in Fiscal Year 2015-16.

Program / Primary Housing Type SHIP SAIL Total

Projected Trust Fund Revenue in FY 15/16 ($ million) $187.01 $79.86 $266.87

Total economic activity generated ($ million) $2,434.77 $710.04 $3,144.81

Total jobs created 19,345 5,607 24,951

Total income/earnings generated ($ million) $859.54              $247.01               $1,106.55         
(Source: Sadowski Coalition 2014.)
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SHIP funds can be used to move the existing housing stock. SHIP 
provides down payment and closing cost assistance, typically a soft 
second mortgage that is repaid only upon resale as well as home 
ownership counseling both pre and post purchase.

SAIL funds produce apartments for Florida’s workforce, rehabilitates 
existing apartments in dire need of repair, as well as apartments that 
house Florida’s most vulnerable populations including the frail elderly 
and persons with disabilities, who might otherwise need to live in an 
institutional setting.

In 2014, Florida had the 3rd highest homeless population in the country, 
and the 2nd largest population of homeless veterans.

SAIL provides an essential funding source for 
meeting the housing needs of homeless veterans. 

In Florida, the Fair Market Rent (FMR) for a 
2-bedroom apartment is $1,008. In order to afford 

this, a household must earn at  least $40,335 
annually ($19.39/hour).  For that same 2-bedroom 

apartment, a minimum wage Floridian earning 
$7.93/hour must work 98 hours/week year round or 

the household must include 2.4 minimum wage 
earners working year round.    

$19.39/HR

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

rural communities for more 
than 20 years 3.14

$266,870,000*
IS AVAILABLE FOR APPROPRIATION FROM THE SADOWSKI HOUSING TRUST FUNDS IN FY 2014-2015

HOW ARE FLORIDA'S SADOWSKI HOUSING PROGRAMS FUNDED?

The doc stamp tax on all real estate transactions was increased in 1992. The 
additional money generated is dedicated to the state and local housing trust 
funds. 70% is directed to local governments (all 67 counties) and Florida’s entitlement 
cities to fund the SHIP program. 30% is used by the Florida Housing Finance Corporation 
for programs such as SAIL. 

THE FLORIDA LEGISLATURE CAN CREATE NEARLY 25,000 JOBS AND OVER $3.1 BILLION IN POSITIVE 
ECONOMIC IMPACT FOR FLORIDA IF IT APPROPRIATES THE HOUSING TRUST FUND MONIES FOR HOUSING.

*Based upon documentary stamp projection plus projected balance in housing trust funds as of 12/9/2014 
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Conclusion
Affordable Housing Is Essential for Floridians:
Having a healthy, affordable place to call home is the foundation 
of our lives and the basis of strong local economies.  Affordable 
housing allows low- and moderate-income working families to 
live near their places of employment, and enables our elderly and 
disabled family members on fixed incomes to be integrated in 
their communities.

• Affordable housing construction and rehabilitation 
stimulates local economies by creating jobs and 
generating business for contractors and suppliers.  

• Affordable housing improves a family’s physical and 
mental health, and helps children excel in school.

• For the elderly and people with disabilities, affordable 
community-based housing is one-third of the cost of 
institutional care.

• For people who are chronically homeless, affordable 
housing breaks the costly cycle through hospitals, jails, 
and other taxpayer-funded crisis systems, saving about 
$20,000 per person per year.

We Don’t Have Enough Affordable Housing in Florida:

• 1.93 million low-income Florida households are paying 
more than 30% of their incomes for housing, the 
maximum amount considered affordable by experts.  

• Of these 1.93 low-income “cost burdened” households, 
560,000 households are headed by seniors, and over 
590,000 households have a member with disabilities.

• Over 920,000 very low-income Floridians are severely 
cost burdened, meaning that they pay more than 50% of 
their incomes for housing.

• Nearly 70,000 school-aged children were doubled up with 
family and friends, living in motels, in homeless shelters, 
or on the street in academic year 2012-13, a 150% 
increase from academic year 2006-07.

• Low-income households in pay more for housing and 
transportation combined in Florida’s major metros than 
in New York or San Francisco.

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

• Nine of Florida’s top 15 occupations pay entry-level wages 
below $9.23/hour, the amount needed for a single person’s 

bare-bones “survival budget” according to the United Way 
of Florida’s ALICE Report.

• Nine of Florida’s top 15 occupations pay median wages 
below $12.38/hour.  According to the United Way of 
Florida’s ALICE Report, this is the threshold that allows a 
single person to live modestly but save for the future.

• Rents are out of reach for low-income workers in many 
Florida communities.  In the Palm Bay-Melbourne-Titusville 
metro area, for example, a nursing assistant cannot afford a 
moderately priced one- or two-bedroom apartment.

• Florida has only one affordable and available rental unit 
for every five extremely low-income renters (those with 
incomes at or below 30% of the area median).

• Over 43,000 units are at risk of being permanently lost 
from the privately owned affordable housing stock by 2020.

• The median renter income in Florida is too low to afford 
median rents, and the gap between rents and renter incomes 
is wider now than it was at the height of the housing boom.

• Median-priced homes in Florida are out of reach for many 
workers with medium- and high-skilled jobs.  For example, 
firefighters in the Palm Bay-Melbourne-Titusville metro 
area cannot afford to buy a median-priced home.

• Tighter mortgage lending standards, rising mortgage 
interest rates and fees, and a high percentage of cash 
sales have squeezed many low- and moderate-income 
homebuyers out of the market.

The Good News
Although the affordable housing need in Florida is daunting, our 
state has a nationally acclaimed program based on a dedicated 
revenue source with a proven track record for performance, 
transparency, and accountability: the State and Local Housing 
Trust Funds created by the William E. Sadowski Affordable 
Housing Act.  The largest State Housing Trust Fund program is the 
State Apartment Incentive Loan (SAIL) program, while the Local 
Housing Trust Fund supports State Housing Initiatives Partnership 
(SHIP) programs in every county and all of Florida’s larger cities.

Since 1992, SHIP and SAIL have helped hundreds of thousands of 
low- and moderate-income families move into affordable homes 
or renovate their current homes.  SHIP and SAIL are Florida’s 
most important home-grown tools for providing housing for our 
most vulnerable populations, including:

• Elderly households
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• People with developmental 
disabilities

• Homeless individuals and 
families

As we have seen, affordable communi-
ty-based housing for these populations 
saves taxpayer dollars as well as improv-
ing their quality of life.

The Sadowski programs are also a pow-
erful engine of economic development 
in Florida.  If the State Legislature appro-
priates all State and Local Housing Trust 
Fund monies for housing in 2015—esti-
mated at $266.87 million—the resulting 
affordable housing development will 
generate:

• $3.1 billion in economic output
• Approximately 25,000 jobs
• $1 billion in labor income

We cannot end Florida’s affordable hous-
ing shortage overnight, and it is difficult 
for us to control factors such as the wag-
es for common occupations and fund-
ing cuts to federal housing programs.  
However, the Sadowski Housing Trust 
Funds are a homegrown, highly suc-
cessful affordable housing program, and 
they are fully within our control.  With 
strong public-private partnerships lever-
aged by consistent state funding, we can 
help thousands of families move into 
decent, safe, affordable housing every 
year, boosting our state and local econo-
mies in the process.  Fully appropriating 
Sadowski Housing Trust Fund monies 
for housing is one of the best policy de-
cisions we can make at this critical mo-
ment, when Florida’s families and the 
overall economy are still climbing to-
ward recovery from the Great Recession.

HOME MATTERS FOR 
FLORIDA’S FAMILIES 

HOME MATTERS FOR 
FLORIDA’S ELDERLY

HOME MATTERS FOR 
FLORIDA’S SPECIAL NEEDS 

POPULATIONS

HOME MATTERS FOR 
FLORIDA’S YOUTH AGING OUT 

OF FOSTER CARE

HOME MATTERS FOR 
FLORIDA’S ECONOMY

HOME MATTERS FOR 
FLORIDA’S VETERANS
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