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About the Florida Housing Coalition

Statewide nonprofit organization providing training and technical assistance to local 
governments and nonprofits on all things affordable housing
Our work covers:
• Compliance with local, state, and federal affordable housing programs
• Affordable housing program design
• Capacity building for nonprofit housing providers
• Land use planning for affordable housing
• Research & data gathering

We can provide free training and technical assistance to you under the Catalyst Program.
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Agenda

• Fundamentals of affordable housing policy
• The Live Local Act (LLA) 
• Core policy pieces of the LLA:

• Funding
• Property Taxes
• Land Use & Zoning
• Public land 

• Q&A
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Poll: How familiar are you with the Live Local Act?

• Not familiar at all
• Somewhat familiar
• Very familiar but still have some questions
• I’m an expert!
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Fundamentals of 
Affordable Housing Policy
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What is Affordable Housing? 

• “Affordable” or “workforce” or “attainable” or “attainable workforce” housing are 
political terms when setting policy

• The definition of what is “affordable housing” or “workforce housing” largely 
depends on the funding source or policy initiative

• Generally, housing is considered “affordable” if a household spends no more 
than 30% of its gross income towards housing costs
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Affordable Housing is essential and… sleek, homey, not scary

Image source clockwise from bottom left: Vestcor; Vestcor; Boley Centers; Pinellas Affordable Living, Inc.; Tampa Housing Authority; City of Tallahassee 
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Affordable Housing by the Numbers

• Over 2.4 million low-income Florida households pay more 
than 30% of their incomes towards housing, the maximum 
amount considered affordable by experts – over 1.3 million of 
these Florida households pay more than 50% of their income 
on housing.

• Though Florida has seen a significant decrease in 
homelessness over the past ten years, there are still over 
25,000 individuals and families experiencing literal 
homelessness on any given night throughout the state and 
over 78,277 students without a permanent place to live.
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Affordable Housing by the Numbers - Ownership 

• Homeownership has become more 
unattainable for Florida’s workforce.

• According to Florida Realtor data, the 
median price of a single-family home in 
Q1 2024 was $415,000 – up from 
$317,000 in Q1 2021.
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Affordable Housing by the Numbers - Rental 
• Only 1 MSA in Florida (Leon) has enough rental 

units affordable and available for all of its low-
income households (80% AMI and below) – per 
Shimberg Center for Housing Studies.  
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Area Median Income (AMI)

• Most housing programs and housing data assess affordability based on different levels 
of the Area Median Income (AMI).

• For most state and federal programs, AMI is based on the Metropolitan Statistical Area 
(MSA) or county (if not within an MSA).

• AMIs set based on household size.
Sampling of Different AMIs levels in Florida for a 3-person household

30% AMI – 
Extremely Low Income

50% AMI – 
Very Low Income

80% AMI – 
Low Income

120% AMI – 
Moderate Income

Tallahassee MSA $25,820 $39,950 $63,900 $95,880

Miami-Ft. Lauderdale-West 
Palm Bch MSA

$28,550 $47,500 $76,050 $114,000

Tampa-St. Pete-Clearwater 
MSA

$25,820 $43,000 $68,800 $103,200

Glades County $25,820 $29,350 $46,950 $70,440

Palm Bay-Melbourne-
Titusville MSA

$25,820 $42,550 $68,050 $102,120

Ocala MSA $25,820 $32,550 $52,100 $78,120
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Example - Orlando, FL Area Median Income(s)

• If following HUD data, AMI for Orlando is 
based on the Orlando-Kissimmee-Sanford 
Metropolitan Statistical Area (MSA)

• This means Orlando, Orange County, 
Osceola County, Seminole County, and 
Lake County have the same income limits 
through HUD – even though each individual 
county has different county median 
incomes.

• When using local funds (or depending on 
the funding source), local governments can 
set own income limits based on localized 
data.

Map of MSAs in Florida
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Rent Limits are NOT 30% of each household’s income

S. 420.0004(3), Florida Statutes: 
“Affordable” means that monthly rents or monthly mortgage payments 
including taxes, insurance, and utilities do not exceed 30 percent of that 
amount which represents the percentage of the median adjusted gross 
annual income for [income-eligible households].” 

Note: nothing in this definition requires rents or mortgage payments to be max. of 
30% of each individual household’s income.
• Low Income Households include those earning 50% - 80% of AMI 
• For a rental applicant with income at 55% AMI, the Rent Limit is going to be 

MORE than 30% of household income



THE FLORIDA 

HOUSING 
COALITION

The Semantics of A(a)ffordable Housing Policy 

Affordable 
housing: 
publicly 
subsidized 
and/or 
deed-
restricted 
housing 

affordable 
housing: 
market-rate 
housing 
affordable to 
its 
occupants
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The Semantics of A(a)ffordable Housing Policy 

Affordable housing policy

• Public funding
• Tax & fee incentives
• Incentive zoning
• Publicly owned land
• Affordability periods

affordable housing policy

• Allowing more housing 
types by right, 
particularly multifamily 
housing

• Lot design reform
• Expedited permitting
• Lowering costs in 

general
• Transportation, 

economic development, 
& infrastructure planning
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The Three Cogs of A(a)ffordable Housing Policy

Required 
Affordability

Regulatory 
Incentives

Unlocking 
more 

market-rate 
housing

Different priorities/policies can be 
explored for each!
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Types of Affordable Housing Subsidies

Supply Side

• Aimed at building new housing or repairing existing 
homes.

• Can be more useful in underdeveloped housing 
markets.

• Ex) Financing Housing Construction

Demand Side

• Focused on the household that occupies the 
home.

• Can be more useful in overdeveloped housing 
markets.

• Ex) Down-Payment Assistance, Vouchers, Rental 
Assistance
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Local Government Role in Affordable Housing 

Financial 
Resources

Zoning & 
Land Use

Land Strategic 
Partnerships
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Poll: How many MSAs in Florida have enough rental units 
affordable and available for all low-income households?

• 1
• 2
• 4
• 6
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The Live Local Act – 
Introduction 
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Live Local Act - 2023

Senate Bill 102 
(Calatayud)

House Bill 627 
(Busatta Cabrera)

3/8/23: Passed Senate unanimously

3/23/23: Passed House 103-6

3/29/23: Signed into Law
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Live Local Amendment 
Bill - 2024

Senate Bill 328
(Calatayud)

House Bill 1239
(Lopez, V.)

2/7/24: Passed Senate unanimously

2/28/24: Passed House 112-1

5/16/24: Signed into Law

Bill goes into effect upon signing of the 
law.
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Live Local – array of affordable housing policies

Funding and tax credits. Up to $811 million for affordable housing 
programs.

Tax incentives. Three new property tax incentives and sales tax 
exemption for specified affordable housing developments. 

Land use tools & role of local government. Facilitating affordable housing 
in commercial, industrial, and mixed-use areas & more.

Publicly-owned land. Encouraging local governments to adopt best 
practices.

State housing strategy. State guidance on affordable housing policy. 

Technical assistance. 
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Live Local “cheat sheet”

Funding & property tax incentives

• SHIP & SAIL
• Missing middle property tax 

exemption (s. 196.1978(3))
• Local option property tax 

exemption (s. 196.1979)
• Local funding sources 

Land use tools

• Mandate for AH in commercial, 
industrial, and mixed-use zones 
(ss. 125.01055(7)/166.04151(7)

• Optional land use tool (ss. 
125.01055(6)/166.04151(6)

Publicly owned land

• Identifying public land 
“appropriate” for affordable 
housing (ss. 125.379/166.0451)

• Using public land for 
permanently/long-term public 
good

Other innovative housing 
solutions

• Zoning reforms to allow more 
homes by-right

• Local incentive programs
• Guided growth
• Innovative building techniques
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What the Live Local Act (LLA) covered, what’s left for local 
housing policy

• State funding – up to $811 million 

• Affordable housing inventory requirement

• Land use mandate for 40% affordable projects in commercial, industrial, 
mixed-use areas

• Property tax exemptions for affordable housing

• Sales tax relief for building materials for certain AH projects

• State housing strategy update

• Other technical assistance

• Zoning reform in residential 
districts

• By-right housing allowances for 
missing middle, multifamily,  
mixed-use housing

• Incentive zoning (density 
bonuses, lot design relief, etc.)

• Local funds for AH

• Local decisions on state, federal 
housing funds

• Permitting reform

• Clear directives on identifying, 
using public land for AH

• Existing housing stock 
preservation

No/Partial LLA Coverage

• Fee waivers

• Infrastructure investments in 
housing

• Strategic partnerships

• Community land trusts

• Role of CRAs, HFAs, similar 
entities

• Support for people experiencing 
homelessness

• Tenant rights’ work

• Employer assisted housing

• + more!

LLA Coverage
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Poll: Which of the following is NOT one of the major affordable 
housing strategy categories addressed by the Live Local Act?

• State funding 
• Mandatory local general revenue set-asides for affordable housing
• Property tax exemptions
• Land use mandate for affordable housing
• Requirements for inventories of publicly owned land appropriate for affordable 

housing
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The Live Local Act - 
Funding
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Funding in the Live Local Act (2023)
Program Live Local Act (2023)

State Housing Initiatives Partnership (SHIP) $252M

State Apartment Incentive Loan (SAIL) $109M for traditional SAIL
$150M for “Innovative Multifamily Development”* 

Hometown Heroes $100M (from General Revenue) gone as of 8/23/23
Additional $36M allocated by FHFC

Inflation Response $100M - gone

Live Local Tax Donation Up to $100M

Total funding $811M

Funding

*Note: $150 million is pledged for each year for 10 years through the Live Local Act.
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2024 Florida Legislative Budget for Housing
Program Funding

State Housing Initiatives Partnership (SHIP) $174,000,000

State Apartment Incentive Loan (SAIL) $84,000,000 for traditional SAIL
$150,000,000 for “Innovative Multifamily Development” 

Hometown Hero Housing Program $100,000,000

Live Local Tax Donation $100,000,000

Homeless Programs (including Challenge Grants) $42,433,851

My Safe Florida Home Program $200,000,000 for traditional MSFH program
$30,000,000 for condominium pilot program

Homelessness Member Projects $15,580,750

Other Affordable Housing Member Projects $39,852,356

Total funding At least $935,866,957

Funding
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State Housing Initiatives Partnership (SHIP) program

• Administered by the Florida Housing Finance Corporation (FHFC); deploys funds to 67 
counties and 55 eligible municipalities.

• Each SHIP jurisdiction develops a Local Housing Assistance Plan (LHAP) that governs 
its uses of the funding.

• Common uses: Down Payment Assistance, New Construction, Owner-Occupied 
Rehabilitation, Rental Rehabilitation, Rent Assistance

• SHIP statute provides a series of “set-asides” that local governments must adhere to 
for the annual allocation including:
• At least 75% for construction-related activities
• At least 65% for ownership; no more than 25% for rental housing
• At least 30% for VLI households and at least 30% for LI households; remaining 

funds up to 140% of AMI
• No more than 10% on admin expenses

• Live Local Act (2023): $252M; FY 24/25 Budget: $174M

Funding
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SHIP Estimates for 
FY 24-25
Based on Final Budget



THE FLORIDA 

HOUSING 
COALITION

State Housing Initiatives Partnership (SHIP) program – 
Structuring Assistance

• Local options for structuring SHIP assistance:
• Direct Payment Loans w/Various Terms 
• Deferred Payment Loans (including fully forgivable, deferred payment loans) – 

most common
• Combination of Direct & Deferred Payment Loans
• Grants (only for certain strategies and not to exceed $15,000)
• Other loans (construction loans)

• Terms of assistance will include (in the LHAP):
• Loan, Deferred Loan, or Grant
• Interest Rate (typically 0-5%; depending on recipient and activity)
• Years in Loan Term (typically range from 2 to 30 years)
• Forgiveness
• Repayment Options
• Default

Funding
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State Housing Initiatives Partnership (SHIP) program
- Program Income

• SHIP jurisdictions can receive “program income” through the repayment 
of SHIP loans.

• Program income is governed differently than the initial state allocation 
of funds – program income does not need to comply with the statutory 
homeownership (65%) or construction (75%) set-asides.

• Consider the following activities with program income:
• Rental housing development
• Providing rental assistance

Funding
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Hometown Hero Housing Program

• Administered by the Florida Housing Finance Corporation
• Provides down payment and closing cost assistance to eligible 

homebuyers (first-time homebuyers that are employed full-time by a 
Florida-based employer with incomes of up to 150% AMI)

• Applicants can receive up to 5% of first mortgage, not exceeding 
$35,000

• Opens the door for local governments to consider spending less in their 
funds on down payment assistance

• Live Local Act (2023): $100M; FY 24-25 Budget: $100M

Funding
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State Apartment Incentive Loan (SAIL) program

• Administered by the Florida Housing Finance Corporation
• Provides low or no-interest loans on a competitive basis for the 

development of affordable housing
• Can be used for new construction and acquisition/rehab
• Generally can only serve households at or below 60% of Area Median 

Income (AMI) – except in the Keys
• SAIL statute and rule contain key terms to follow regarding compliance, 

monitoring, and structuring
• Live Local Act (2023): $109M; FY 24-25 Budget: $84M

Funding
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“Innovative Multifamily Development” Program - 
$150m/year for 10 years

Notes: 
• FHFC has the discretion to issue RFAs for this $150m
• Local governments, developers, & advocates should follow the FHFC RFA 

process and plan for local projects to support

70% for 
projects 
that:

Rehab/new construction

Addressing urban infill

Provide for mixed-use housing

Provide housing near military installations

30% for 
projects 
that:

Use or lease public lands

Address needs of adults aging out of foster care

Meet needs of elderly persons

Provide housing in areas of rural opportunity

Funding
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FHFC RFAs issued to date: 
LLA “Innovative Multifamily Development”

Funding

RFA 2023-213 SAIL Funding for Live 
Local Mixed-Income, Mixed-Use, and 
Urban Infill Developments

Awards announced Feb 2, 2024

RFA 2024-206 HOME and Live Local 
SAIL Financing to be used for Rental 
Developments in Certain Hurricane 
Idalia Impacted Counties

Awards announced Mar 7, 2024

RFA 2024-214 SAIL Funding for 
Live Local Redevelopment

Due date July 16, 2024

RFA 2024-215 SAIL Funding for 
Developments Near Military 
Installations

Due date TBD

RFA 2024-216 SAIL Funding for 
Construction of Large-Scale 
Developments of Significant Regional 
Impact

Due date TBD
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Other Sources for Local Affordable Housing Efforts

• Federal funding – Community Development Block Grant (CDBG), HOME 
Investments Partnership Program (HOME), Low-Income Housing Tax 
Credit (LIHTC), etc.

• Local funding –
• General Revenue
• Infrastructure Surtax
• Community Redevelopment Agencies (CRAs)
• Linkage Fee
• & more

Funding



THE FLORIDA 

HOUSING 
COALITION

Infrastructure Surtax for Affordable Housing 

• S. 212.055(2)(d) of the Florida Statutes
• Florida law allows county governments to levy a discretionary sales 

surtax of 0.5 or 1 percent to raise revenue for eligible infrastructure 
projects, if approved at a countywide referendum

• Per state statute, affordable housing-related uses include:
• Land acquisition for affordable housing where at least 30% of the 

units are affordable to households at or below 120% AMI
• “Economic development projects having a general public purpose of 

improving local economies”
• Examples: Pinellas County, Collier County, Palm Beach County, 

Alachua County

Funding
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Examples of Local Funding Initiatives

• Ft. Myers Affordable Housing Trust Fund – dedicated commitment of a 
portion of ad valorem revenue

• Hillsborough County – HOPE ordinance ($4M-$10M of general 
revenue/year)

• Palm Beach County – up to $200M in local bonding power towards 
affordable housing

• Pinellas County (Penny for Pinellas) – infrastructure surtax for 
permanently affordable housing

• Miramar – uses proceeds from sale of city-owned property towards 
local affordable housing trust fund 

Funding
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Poll: What type of housing support do SAIL funds typically 
provide?

• Purchase assistance directly to home buyers
• Assistance to developers to build and acquire/rehab affordable rental housing
• Assistance to developers to build single-family homes only
• Assistance for community land trust operations
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The Live Local Act – 
Property Tax Exemptions
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• Grants local governments the option to enact an ordinance providing property tax exemptions to certain 
affordable housing developments

• Eligible developments: 50 or more units that set aside at least 20% of the units as affordable to 
households at or below 60% AMI

• Jacksonville and St. Petersburg– first two jurisdictions to enact this exemption

1. Local option affordable housing property tax exemption

• Provides a property tax exemption on the value of land owned by a nonprofit and leased for a period of 
99 years to predominately provide affordable housing to households at or below 120% AMI

2. Nonprofit land used for affordable housing with a 99-year ground lease

• Provides a property tax exemption to developments that have more than 70 affordable units to 
households at or below 120% AMI

• Units affordable to households 80-120% AMI = 75% property tax exemption; Units for <80% AMI = 100% 
property tax exemption 

• Two-step application process: 1) FHFC; 2) County Property Appraiser 

3. “Missing middle” property tax exemption

Cheat Sheet - Property tax incentives in the Live Local Act
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Affordable Housing Property Tax Exemptions pre-LLA

S. 196.1978(1) – Affordable 
Housing Property Tax Exemption

• Eligible Properties: Portions of 
property “owned entirely” and 
operated by a 501(c)(3) to 
provide affordable housing to 
households at or below 120% 
AMI.

• Full exemption on eligible 
properties.

S. 196.1978(2) – Multifamily 
Property Exemption 

• Eligible Properties: Multifamily 
projects that 1) contain more 
than 70 units affordable to 
households at or below 80% 
AMI; 2) Be subject to a recorded 
agreement with FHFC (for FHFC 
funding)

• Exemption starts after year 15.

Tax Exemptions
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Local option affordable housing property tax 
exemption – s. 196.1979

• Grants local governments the option to enact an ordinance providing property 
tax exemptions to certain affordable housing developments

• Eligible developments: 50 or more units with at least 20% of units set aside as 
affordable to households at or below 60% AMI.

• Property tax exemptions allowed are based on % of affordability 
• <100% of the units are affordable = up to 75% property tax exemption
• 100% of the units are affordable = up to 100% property tax exemption

• Local government renews every 3 years
• Statute contains process for adoption and administration
• Jacksonville and St Petersburg – first two jurisdictions to adopt

Tax Exemptions
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Property tax exemption: nonprofit land with 99-
year ground lease for affordable housing

• Provides a property tax exemption on the value of land owned 
by a nonprofit and leased for a period of 99 years to 
predominately provide affordable housing.

• Housing must serve households at or below 120% AMI.
• This is separate from the existing exemption for 501(c)(3) 

owned affordable housing because it allows a 501(c)(3) to 
lease the land and be eligible.

Tax Exemptions
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Multifamily Middle Market 
(“Missing Middle”) property tax exemption

• Provides a property tax exemption to “newly constructed” developments that 
have more than 70 affordable units to households at or below 120% AMI.

• Affordability threshold options:
• Units affordable to households 80-120% AMI = 75% property tax exemption
• Units for <80% AMI = 100% property tax exemption 

• Only the affordable units within an eligible development are eligible for the 
exemption

• “Newly constructed” means an “improvement to real /property which was 
substantially completed within 5 years before the date of an applicant’s first 
submission of a request for a certification notice.”

Tax Exemptions
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Multifamily Middle Market 
(“Missing Middle”) property tax exemption cont.

• Two-step application process: 
1) Florida Housing Finance Corporation (Oct-Dec) to receive a 
certification notice
2) County Property Appraiser (by March 15) to formally receive the 
exemption.

• Maximum rents based on HUD’s Multifamily Tax Subsidy Projects Income 
Limits or 90% of Fair Market Value as determined by a local rental market 
study, whichever is less.

• Eligible properties must renew exemption each year with FHFC and local 
property appraiser – if units are no longer affordable to targeted income 
range, exemption is removed.

• Property owners must agree to comply with affordability terms for 3 years.

Tax Exemptions
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Tax Exemptions

NEW! MMM property tax exemption opt-out for 
eligible taxing authorities

• Adopted in House Bill 7073 (2024)

• Allows taxing authorities to “opt-out” of the 80-120% AMI “missing middle” property 
tax exemption if:
• The taxing authority is located in a county where the number of 

affordable/available units for 0-120% AMI is greater than the number of renter 
households at that income level as determined by the Shimberg Center for 
Housing Studies Annual Report; and

• The governing body of the taxing authority votes by a 2/3 majority to “opt-out”

• Jurisdiction must renew “opt-out” each year

• Property owners getting exemption initially can continue applying for and receiving it
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HB 7073 – “opt-out” for the 80-120% AMI 
“Missing Middle” exemption

Tax Exemptions

Must have 
surplus to 

opt out
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Revenue impacts from the MMM exemption???

From the 2023 Florida Revenue Estimating Conference Report. Estimates of total 
local revenue impacts statewide:

From staff analysis: “The property tax exemption for newly constructed or 
substantially renovated multifamily rental units used to provide affordable housing 
will reduce local government revenues by $183 million by Fiscal Year 2027-2028, 
with no impact in Fiscal Year 2023-2024 and increasing rates thereafter.”

Tax Exemptions

School Non-School Total Local/Other

Cash Recurring Cash Recurring Cash Recurring

2023-24 0.0 (289.1) 0.0 (538.4) 0.0 (827.5)

2024-25 (149.2) (289.1) (277.8) (538.4) (427.0) (827.5)

2025-26 (181.8) (289.1) (338.7) (538.4) (520.5) (827.5)

2026-27 (215.8) (289.1) (401.9) (538.4) (617.7) (827.5)

2027-28 (251.1) (289.1) (467.7) (538.4) (718.8) (827.5)
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Poll: Affordable units in developments using the “missing 
middle” property tax exemption serve which income levels?

• Only 80% AMI and below
• Only 120% AMI and below
• Only 80% to 120% AMI
• Only 30% AMI and below
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The Live Local Act – 
Land Use & Zoning
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Land Development Regulations

Local regulations affect housing allowances in terms of housing type, location, 
amount, size and dimensions, and required amenities, among other aspects.

More difficult to 
build housing

More stringent 
requirements =

Land Use
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Just Some Pieces of the Zoning Puzzle

Images adapted from: City of Doral Illustrated Zoning Guide

Also max. density, 
housing type allowances, 
max. buildings per lot, 
building spacing 
requirements + more

Land Use
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Three “Layers” of Zoning Reforms for Affordable Housing

• Requires certain market-rate developers to include deed-restricted affordable homes 
in market-rate development.

• HB 7103 (2019) amended state IZ law to require local governments to “fully offset all 
costs” associated with mandatory IZ requirement (ss. 125.01055/166.04151).

Mandatory inclusionary zoning

• Encourages private sector to provide affordable homes through incentives.
• Density bonuses, zoning flexibility, expedited approvals, fee waivers, property tax 

incentives, etc.

Incentive zoning

• Removes regulatory barriers to new housing supply without conditions for affordability. 
• Ex) increasing densities and allowing more housing types by-right

By-right reform

Land Use
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LLA Land Use Mandate – s. 125.01055(7)/166.04151(7), F.S.

• Mandate introduces use, density, height, floor area ratio, administrative approval, and 
parking standards for affordable housing development if a proposed project is:
• Multifamily or mixed-use residential in any area zoned for commercial, industrial, 

or mixed use;
• At least 40% of units are rental units affordable for households up to 120% AMI 

for at least 30 years; and
• If mixed-use, at least 65% is residential

• Local government cannot require a development authorized under this preemption to 
obtain a zoning/land use change, special exception, conditional use approval, 
variance, or comp plan amendment for use, density, height, floor area ratio, or parking 
(under certain limited circumstances).

Land Use
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LLA Land Use Mandate – Entitlement Summary

Use Multifamily or mixed-use with multifamily allowance in commercial, industrial, or 
mixed-use zones without zoning or land use change

Density
Highest density allowed on any land in City or County where residential development 
is allowed 

Height

Highest currently allowed height for a commercial or residential development within 
1 mile of the proposed development  or 3 stories, whichever is higher
Exception – if proposal is on two or more sides adjacent to SF zoned property within 
SF home development w/ at least 25 contiguous SF homes, local gov’t. may limit 
height to the highest of the following:
• 150% of tallest building adjacent to development
• Highest currently allowed height for the property based on LDRs
• 3 stories

Land Use
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LLA Land Use Mandate – Entitlement Summary Cont’d.

Floor 
Area 
Ratio

150% of the highest currently allowed floor area ratio in the jurisdiction where 
development is allowed under the jurisdiction’s LDRs

Parking

Reduction of at least 20% if proposal is 1) within ½ mile of a “major transportation 
hub”; and 2) has available parking within 600 feet
Elimination of parking requirements if proposal within an area recognized by the 
jurisdiction as a transit-oriented development or area

Admin. 
Approval

Proposal must be administratively approved if proposal satisfies the LDRs and is 
otherwise consistent with the comp plan excepting density, floor area ratio, height, and 
use.

Land Use
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Live Local Act Land Use Mandate - Other Notable Provisions

• All other state and local laws still apply to LLA preemption projects.

• Proposals within a transit-oriented development or area must be mixed-use 
residential. 

• Consider the 20% rule in subsection (7)(f).

• Additional exceptions for:
• Areas in close proximity to an airport any in “airport-impacted areas”
• Administrative approval standards in areas in close proximity to a military 

installation
• Recreational and commercial working waterfront

• Maintain administrative approval procedures on City/County website

Land Use
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Live Local is Heating Up!

Examples of AH developments in the administrative approval process as more 
developers use this LLA tool:
• Providence Place, Melbourne: approved by City last Fall, the planned complex will 

construct 120 units on 3 acres of city-owned industrial land.
• The Sandbar, Walton County: approved by the County, the Sandbar is a large mixed-

use development that will feature 330 multifamily workforce units, 15,000 sq. ft. of 
commercial retail, a 3,700 sq. ft. financial institution, a hotel, amenities, and new 
infrastructure.

• Clara Wynwood, Miami: planned 154-unit residence tower located in Miami's 
Wynwood neighborhood to include 40% workforce units.

Land Use
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Live Local is Heating Up! 

Examples of AH developments in the administrative approval process as more 
developers use this LLA tool:

• Green Tower, Orlando: 32-story, mixed-use apartment tower to provide 140 units at or 
below 120% AMI. It will also include a small grocery store, restaurant, and coffee shop.

• Casa di Francisco, Hillsborough County: a 140-unit development for seniors planned 
to open in early 2025, held a groundbreaking ceremony in December at 4450 Mango 
Rd. in Seffner, adjacent to St. Francis of Assisi Catholic Church. Developed by Blue Sky 
Communities.

• Miami-Dade County: Miami-based developer approved for mixed-
use project containing 948 workforce apartments and 7,500 square feet of retail 
space near the Palmetto Metrorail Station.

Land Use
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Best Practices for Implementing the Mandate

• Mapping exercises 

• Proactive ordinance/policy implementation 

• Guided growth 

• Monitoring/enforcement approach

• Tracking usage

Land Use
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Jurisdictions with Local 
Policies/Ordinances for 
LLA Land Use Mandate

Land Use

Hillsborough County
Tampa

Largo
St. Petersburg

Sarasota

Titusville

Boca Raton

St. Cloud

Ocoee
Orange County

Minneola

Weston

Coconut Creek

St. Johns County
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Guiding Growth in Light of LLA Mandate

Local governments still have levers to “guide growth” despite this 
mandate.

• Allow more multifamily development in residential areas

• Allow more areas where multi-family, commercial, and/or light 
industrial can be mixed

• Layer incentives in targeted areas to guide growth (impact fee 
waivers, density bonuses, etc.)

• Use ss. 125.01055(6)/166.04151(6) “HB 1339” land use tool 

Land Use
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Local Governments “Compete” with LLA Mandate: 
City of Sarasota Downtown Density Bonus Example

• Provides 4x density in four targeted downtown districts for 
developments that set aside as affordable at least 15% of units 
exceeding the base density

• Affordability: 60-120% AMI

• At least 1/3 of attainable units must serve households 80% 
or below AMI

• No more than 1/3 must serve 100-120% AMI

• Ownership and rental housing

Land Use
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Live Local Act (as amended 2024) + 
“HB 1339” Tool (2020, amended 2023)

Commercial, industrial, 
mixed-use zone

MF housing; 40%-100% 
affordable if total of 40% of 

units are rental housing

Live Local Act land use 
mandate – 

125.01055(7)/166.04151(7)

MF or SF housing; 10-39.9% 
affordable + rental or 

ownership + any project not 
covered by sub. (7) 

“HB 1339” discretionary 
approval – 

125.01055(6)/166.04151(6)

Land Use
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Boca Raton “HB 1339” tool example

Ord. 5684 (2024) implements 166.04151(6) and includes

• Affordability requirements, consistent with subsection 6

• Eligible zoning districts

• Max. density and intensity, including density bonus for inclusion of additional 
units at 80-140% AMI

• Land use mix and applicable land development regulations

• Number of units allowed across developments using the tool

• Application and review process, enforcement mechanism

Land Use



THE FLORIDA 

HOUSING 
COALITION

Poll: Which of the following is NOT a zoning element addressed by 
entitlements offered through the LLA land use mandate for qualifying 
projects?

• Density
• Floor area ratio
• Height
• Lot area
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Using Publicly-Owned Land for Affordable Housing

• Public entities can use their own 
land for affordable housing 
purposes.

• Public entities with land resources 
that can be deployed for AH include:
• Municipalities
• Counties
• State agencies
• Community Redevelopment Agencies
• Housing Finance Authorities
• School Boards
• Special Districts

• Each public entity has its own legal 
sources that govern its acquisition 
and disposition of land. 

Public Land
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Publicly-Owned Land Laws - s. 125.379/s. 166.0451

Pre- LLA Florida’s “surplus land” laws:

• Every city and county, at least every 3 
years, must identify publicly owned 
lands “appropriate for use as affordable 
housing.” 

• Local governments have discretion in 
this determination.

• Local governments must place 
“appropriate” lands on an inventory list. 

• Lands placed on the list may be used for 
affordable housing purposes.

The Live Local Act (2023):

• Added more publicly owned lands to 
consider for this inventory (land owned 
by dependent special districts).

• Requires inventories to be posted on 
local government websites.

• Encourages best practices for additional 
process transparency and long-term 
affordability.

Public Land
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State requirement: Inventory of public land appropriate for use 
as affordable housing

F.S. 125.379 (for counties) and F.S. 166.0451 (for municipalities)
(1) Land identification requirement
(2) Land disposition practices
(3) Best practices

Public Land
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State requirement: Inventory of public land appropriate for use 
as affordable housing

F.S. 125.379 (for counties) and F.S. 166.0451 (for municipalities)
(1) By October 1, 2023, and every 3 years thereafter, each county shall prepare an 
inventory list of all real property within its jurisdiction to which the county or any 
dependent special district within its boundaries holds fee simple title which is 
appropriate for use as affordable housing. The inventory list must include the 
address and legal description of each such real property and specify whether the 
property is vacant or improved. The governing body of the county must review the 
inventory list at a public hearing and may revise it at the conclusion of the public 
hearing. The governing body of the county shall adopt a resolution that includes 
an inventory list of such property following the public hearing. Each county shall 
make the inventory list publicly available on its website to encourage potential 
development.

Public Land
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1) Land Identification

Summary of F.S. 125.379(1) / F.S. 166.0451(1)
• Inventory must be done at least once every 3 years (we recommend more often)
• Each city and county must look at all land it owns, and its dependent special 

districts owns, in fee simple
• Identify parcels that are “appropriate for use as affordable housing” (more on 

this later)
• Place identified parcels on an inventory list with address, legal description, and 

whether property is vacant or improved
• Each city and county must adopt a resolution that includes the inventory list
• Post the inventory list on the city or county’s website

Public Land
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What does it mean for a public parcel to be “appropriate for use 
as affordable housing?”

State law does not define the word “appropriate” in the context of the affordable 
housing land inventory requirement.

Because of this, identifying “appropriate” parcels to place on the affordable 
housing inventory is largely left up to the discretion of the local government

Best practice: enact a policy providing clear direction on how to identify 
“appropriate” publicly owned parcels

Public Land
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Clear direction on what is “appropriate”

A local policy can look at site-specific criteria such as:
• The site itself – lot size, shape, existing zoning, or other characteristics
• Availability of existing infrastructure
• Proximity to jobs, transit, and other amenities
• Environmental considerations
• Needed for other governmental purposes e.g. land purchased for right of way 

expansion having sufficient excess area to construct housing

Public Land
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Don’t look at just “surplus” land, look at ALL public land

• Local governments and their dependent special districts subject to s. 125.379 
and s. 166.0451 must look at all land owned in fee simple. 

• The word “surplus” is not in subsection (1) of the statutes.
• Nothing in these laws require public land to first be “surplussed” to be used for 

affordable housing.
• Don’t reserve only the “dregs” of property for affordable housing purposes.

Public Land
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What can be done with public lands placed on the affordable 
housing inventory list?

Subsection (2):
• Offer for sale and use the proceeds to purchase land for affordable housing
• Offer for sale and use the proceeds to increase the local government fund 

earmarked for housing
• Sell with a restriction the requires the development of the property as 

permanent affordable housing
• Donate to a nonprofit housing organization for the construction of permanent 

affordable housing
• Otherwise make available for production and preservation of permanent 

affordable housing

Public Land
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Best practices listed at F.S. 125.379(3) / F.S. 166.0451(3)

Local governments are encouraged to adopt best practices for surplus land 
programs including, but not limited to:
• (a) Establishing eligibility criteria for the receipt or purchase of surplus land by 

developers;
• (b) Making the process for requesting surplus lands publicly available; and
• (c) Ensuring long-term affordability through ground leases by retaining the 

right of first refusal to purchase property that would be sold or offered at market 
rate and by requiring reversion of property not used for affordable housing 
within a certain timeframe.

Public Land
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Does publicly owned land have to be placed on the 
affordable housing inventory list for it to be used for 
affordable housing purposes?

No. Public entities have distinct powers to already utilize their land for affordable 
housing purposes.

So what’s the point of the affordable housing land inventory requirement then?!
• Accountability
• Transparency 
• To encourage the use of as much publicly owned land as possible for affordable 

housing purposes

Public Land
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Utilizing Public Land for Affordable Housing

Public entities have a variety of legal tools to ensure public land is used for public 
good including:
• 99-year ground leasing
• Partnerships with Community Land Trusts and local nonprofits
• Deeds w/strict reversion clauses

Public Land
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Land Identification + Disposition for 
Affordable Housing

Key considerations:

• Land is a top resource

• LGs have complete control with their land to 
strive for permanent affordability, deeper 
affordability, rental vs ownership, nonprofit 
developers, etc.

• Combine land with public revenue as further 
resource and incentive to accomplish these 
goals.

• Provide clear/transparent process – criteria and 
inclusive evaluation for identification, 
communication/mapping of inventory 
available, communication on process for use.

Statewide Models:
• Jacksonville – Community Land Trust “first 

look” ordinance
• Tampa – Infill Housing Program
• Pensacola/Escambia County
• St. Petersburg
• Miami-Dade County
• Hillsborough County

Public Land
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Key Takeaways

• The Live Local Act has a variety of tools aimed at building more affordable 
homes BUT the LLA is not going to completely solve our affordable 
housing crisis – it only addresses certain “tools in the toolkit.”

• We are only in year 2 of the Live Local era.
• Local gov’t has a major role to play in housing affordability and the LLA.
• This could be the start of more statewide housing reforms in the years to 

come. 

Key Takeaways
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Additional webinar resources

• Overview of the Live Local Act
• Recording: 

https://vimeo.com/825231697?share=copy 
• PowerPoint: https://flhousing.org/wp-

content/uploads/2023/05/Overview-of-the-
Live-Local-Act-5.9.pdf 

• Dissecting the Land Use Tools and Property Tax 
exemptions in the Live Local Act
• Recording: https://vimeo.com/837681484 
• PowerPoint: https://flhousing.org/wp-

content/uploads/2023/07/LLA-Land-Use-and-
Property-Tax-Incentives.-6.15.23.pdf 

• Land Use Tool for Affordable Housing in 
Commercial, Industrial, and Mixed-Use Districts – a 
Live Local Act Webinar
• Recording: https://vimeo.com/883265655 
• PowerPoint: https://flhousing.org/wp-

content/uploads/2023/11/Land-Use-Tool-for-
Affordable-Housing-110623.pdf 

• Surplus Land and Permanent Affordability:
• Recording: https://vimeo.com/873761639 
• PowerPoint: https://flhousing.org/wp-

content/uploads/2023/10/Surplus-Land-and-
Permanent-Affordability-10.11.23.pdf 

• Expedited Permitting and Innovative Housing 
Solutions Promoted in the Live Local Act
• Recording: https://vimeo.com/878777909 
• PowerPoint: https://flhousing.org/wp-

content/uploads/2023/10/LLA-Innovative-
Housing-Solutions-Webinar.-10.26.23.pdf 

https://vimeo.com/825231697?share=copy
https://flhousing.org/wp-content/uploads/2023/05/Overview-of-the-Live-Local-Act-5.9.pdf
https://flhousing.org/wp-content/uploads/2023/05/Overview-of-the-Live-Local-Act-5.9.pdf
https://flhousing.org/wp-content/uploads/2023/05/Overview-of-the-Live-Local-Act-5.9.pdf
https://vimeo.com/837681484
https://flhousing.org/wp-content/uploads/2023/07/LLA-Land-Use-and-Property-Tax-Incentives.-6.15.23.pdf
https://flhousing.org/wp-content/uploads/2023/07/LLA-Land-Use-and-Property-Tax-Incentives.-6.15.23.pdf
https://flhousing.org/wp-content/uploads/2023/07/LLA-Land-Use-and-Property-Tax-Incentives.-6.15.23.pdf
https://vimeo.com/883265655
https://flhousing.org/wp-content/uploads/2023/11/Land-Use-Tool-for-Affordable-Housing-110623.pdf
https://flhousing.org/wp-content/uploads/2023/11/Land-Use-Tool-for-Affordable-Housing-110623.pdf
https://flhousing.org/wp-content/uploads/2023/11/Land-Use-Tool-for-Affordable-Housing-110623.pdf
https://vimeo.com/873761639
https://flhousing.org/wp-content/uploads/2023/10/Surplus-Land-and-Permanent-Affordability-10.11.23.pdf
https://flhousing.org/wp-content/uploads/2023/10/Surplus-Land-and-Permanent-Affordability-10.11.23.pdf
https://flhousing.org/wp-content/uploads/2023/10/Surplus-Land-and-Permanent-Affordability-10.11.23.pdf
https://vimeo.com/878777909
https://flhousing.org/wp-content/uploads/2023/10/LLA-Innovative-Housing-Solutions-Webinar.-10.26.23.pdf
https://flhousing.org/wp-content/uploads/2023/10/LLA-Innovative-Housing-Solutions-Webinar.-10.26.23.pdf
https://flhousing.org/wp-content/uploads/2023/10/LLA-Innovative-Housing-Solutions-Webinar.-10.26.23.pdf
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Contact Us for Technical Assistance Opportunities

Kody Glazer
Chief Legal and Policy Officer

glazer@flhousing.org
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