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�A� �M�E�S�S�A�G�E� �F�R�O�M� �T�H�E� �W�O�R�K�F�O�R�C�E� �H�O�U�S�I�N�G� �T�A�S�K� �F�O�R�C�E� �C�H�A�I�R�M�A�N

� �O�r�a�n�g�e� �C�o�u�n�t�y� �C�o�m�m�i�s�s�i�o�n�e�r� �B�i�l�l� �S�e�g�a�l
�D�e�a�r� �F�r�i�e�n�d� �o�f� �O�r�a�n�g�e� �C�o�u�n�t�y�:

�S�i�n�c�e� �o�u�r� �S�u�m�m�i�t� �i�n� �M�a�y� �o�f� �2�0�0�6�,� �t�h�e� �T�a�s�k� �F�o�r�c�e� �m�e�m�b�e�r�s� �a�n�d� �I� �h�a�v�e� �b�e�e�n� �w�o�r�k�i�n�g� �t�o� 
�u�n�d�e�r�s�t�a�n�d� �t�h�e� �c�r�o�s�s�r�o�a�d�s� �w�e� �f�a�c�e� �i�n� �O�r�a�n�g�e� �C�o�u�n�t�y�.� � �I�t� �c�o�m�e�s� �d�o�w�n� �t�o� �a� �q�u�e�s�t�i�o�n� �o�f� 
�m�a�t�u�r�i�t�y�.� � �M�a�t�u�r�e� �c�o�u�n�t�i�e�s� �a�r�e� �r�e�s�p�o�n�s�i�b�l�e� �a�n�d� �s�t�a�b�l�e� �a�n�d� �t�h�e�y� �p�e�r�s�o�n�i�f�y� �t�h�o�s�e� �q�u�a�l�i�t�i�e�s� 
�b�y� �u�n�d�e�r�s�t�a�n�d�i�n�g� �t�h�a�t� �t�h�e�y� �h�a�v�e� �a�n� �o�b�l�i�g�a�t�i�o�n� �t�o� �h�o�u�s�e� �t�h�e�i�r� �w�o�r�k�f�o�r�c�e�.� �T�h�e�r�e� �a�r�e� �r�e�a�l� 
�b�e�n�e�f�i�t�s� �t�o� �p�r�o�v�i�d�i�n�g� �h�o�u�s�i�n�g� �f�o�r� �t�h�e� �w�o�r�k�f�o�r�c�e� �t�h�a�t� �v�a�r�y� �f�r�o�m� �a� �p�r�o�d�u�c�t�i�v�e� �a�n�d� �h�a�p�p�y� 
�w�o�r�k�e�r� �w�h�o� �h�a�s� �t�i�m�e� �t�o� �s�p�e�n�d� �w�i�t�h� �h�i�s� �o�r� �h�e�r� �f�a�m�i�l�y� �t�o� �t�h�e� �r�e�v�e�n�u�e� �i�m�p�a�c�t�s� �t�h�a�t� �c�o�m�e� 
�w�i�t�h� �t�h�e�i�r� �l�i�v�i�n�g� �i�n� �t�h�e� �c�o�u�n�t�y� �w�h�e�r�e� �t�h�e�y� �w�o�r�k�.� �M�a�t�u�r�e� �c�o�u�n�t�i�e�s� �a�r�e� �c�a�p�a�b�l�e� �o�f� 
�a�d�v�a�n�c�e�d� �e�c�o�n�o�m�i�e�s� �a�n�d� �c�a�n� �a�d�a�p�t� �t�o� �c�h�a�n�g�i�n�g� �r�e�q�u�i�r�e�m�e�n�t�s� �o�f� �t�h�e�i�r� �w�o�r�k�f�o�r�c�e�.� � � � � � � � � � � 
�I�n� �e�s�s�e�n�c�e�,� �i�f� �w�e� �w�a�n�t� �t�o� �u�t�i�l�i�z�e� �a�l�l� �t�h�a�t� �w�e� �h�a�v�e� �a�c�h�i�e�v�e�d� �i�n� �t�h�e� �p�a�s�t� �y�e�a�r� �a�n�d� �s�t�i�l�l� �s�t�a�y� 
�t�r�u�e� �t�o� �t�h�e� �b�u�s�i�n�e�s�s�e�s� �t�h�a�t� �b�r�o�u�g�h�t� �u�s� �h�e�r�e�,� �w�e� �m�u�s�t� �f�i�n�d� �a� �w�a�y� �t�o� �p�r�o�d�u�c�e� �h�o�u�s�i�n�g� �t�h�a�t� 
�i�s� �w�i�t�h�i�n� �t�h�e� �c�o�u�n�t�y� �a�n�d� �a�f�f�o�r�d�a�b�l�e�.

�W�h�a�t� �i�s� �m�o�s�t� �s�u�r�p�r�i�s�i�n�g� �i�s� �t�h�e� �g�r�o�u�p� �t�h�a�t� �i�s� �c�u�r�r�e�n�t�l�y� �u�n�d�e�r�s�e�r�v�e�d� �b�y� �t�h�e� �m�a�r�k�e�t�.� �R�e�a�l� �p�e�o�p�l�e� �w�h�o� �m�a�k�e� �u�p� �t�h�e� 
�f�a�b�r�i�c� �o�f� �t�h�e� �c�o�m�m�u�n�i�t�y� �s�u�c�h� �a�s�,� �p�o�l�i�c�e� �o�f�f�i�c�e�r�s�,� �f�i�r�e�f�i�g�h�t�e�r�s�,� �n�u�r�s�e�s� �a�n�d� �t�e�a�c�h�e�r�s� � �c�a�n�'�t� �f�i�n�d� �h�o�u�s�i�n�g�.� �I�f� �t�h�e�y� �c�a�n�'�t� 
�f�i�n�d� �h�o�u�s�i�n�g�,� �j�u�s�t� �t�h�i�n�k� �o�f� �t�h�e� �p�r�e�s�s�u�r�e� �t�h�a�t� �f�o�l�k�s� �a�t� �o�r� �b�e�l�o�w� �t�h�e� �p�o�v�e�r�t�y� �l�i�n�e� �f�a�c�e�.� �T�h�e� �T�a�s�k� �F�o�r�c�e� �s�e�t� �o�u�t� �t�o� 
�e�n�s�u�r�e� �t�h�a�t� �O�r�a�n�g�e� �C�o�u�n�t�y� �i�s� �c�a�p�a�b�l�e� �o�f� �b�a�c�k�i�n�g� �u�p� �t�h�e� �m�a�t�u�r�e� �i�m�a�g�e� �w�e� �h�a�v�e� �s�t�a�r�t�e�d� �t�o� �p�o�r�t�r�a�y�.

�T�h�e� �d�i�f�f�i�c�u�l�t�y� �w�i�t�h� �p�r�o�d�u�c�i�n�g� �h�o�m�e�s� �o�r� �a�p�a�r�t�m�e�n�t�s� �f�o�r� �w�o�r�k�f�o�r�c�e� �f�a�m�i�l�i�e�s� �i�s� �n�o�t� �o�n�e�-�d�i�m�e�n�s�i�o�n�a�l�.� �T�h�e� �f�i�r�s�t� �t�h�i�n�g� 
�t�h�e� �T�a�s�k� �F�o�r�c�e� �r�e�a�l�i�z�e�d� �w�a�s� �t�h�a�t� �t�h�e�r�e� �w�a�s� �n�o� �s�i�l�v�e�r� �b�u�l�l�e�t�.� � �L�a�n�d� �a�n�d� �c�o�n�s�t�r�u�c�t�i�o�n� �c�o�s�t�s� �h�a�v�e� �s�e�e�n� �e�x�p�o�n�e�n�t�i�a�l� 
�g�r�o�w�t�h� �b�u�t� �t�h�e�r�e� �a�r�e� �o�t�h�e�r� �b�a�r�r�i�e�r�s� �a�s� �w�e�l�l�.� �W�e� �p�u�t� �e�v�e�r�y�t�h�i�n�g� �u�n�d�e�r� �a� �m�i�c�r�o�s�c�o�p�e� �a�n�d� �h�a�v�e� �s�t�e�p�p�e�d� �o�u�t�s�i�d�e� �t�h�e� 
�b�o�x� �r�e�p�e�a�t�e�d�l�y� �w�i�t�h� �t�h�e�s�e� �r�e�c�o�m�m�e�n�d�a�t�i�o�n�s�.� �W�e� �h�a�v�e� �c�r�e�a�t�e�d� �i�n�c�e�n�t�i�v�e�s� �a�n�d� �t�o�r�n� �d�o�w�n� �r�e�g�u�l�a�t�o�r�y� �b�a�r�r�i�e�r�s� �t�h�a�t� 
�k�e�p�t� �b�u�i�l�d�e�r�s� �f�r�o�m� �p�r�o�d�u�c�i�n�g� �t�h�e�s�e� �t�y�p�e�s� �o�f� �h�o�m�e�s�.� �T�h�r�o�u�g�h�o�u�t�,� �w�e� �h�a�v�e� �f�o�c�u�s�e�d� �o�n� �t�h�r�e�e� �c�e�n�t�r�a�l� �i�d�e�a�l�s�:� 

�! � � �M�i�t�i�g�a�t�i�n�g� �b�a�r�r�i�e�r�s� �t�h�a�t� �p�r�e�v�e�n�t� �t�h�e� �p�r�o�d�u�c�t�i�o�n� �o�f� �t�h�i�s� �t�y�p�e� �o�f� �h�o�u�s�i�n�g

�! � � �A�t�t�r�a�c�t�i�n�g� �n�o�n�-�t�r�a�d�i�t�i�o�n�a�l� �a�f�f�o�r�d�a�b�l�e� �h�o�u�s�i�n�g� �b�u�i�l�d�e�r�s

�! � � �P�r�e�s�e�r�v�i�n�g� �t�h�e� �l�o�n�g�-�t�e�r�m� �a�f�f�o�r�d�a�b�i�l�i�t�y� �t�h�a�t� �w�e� �h�a�v�e� �c�r�e�a�t�e�d

�T�h�e� �t�r�u�e� �t�e�s�t� �w�i�l�l� �c�o�m�e� �w�h�e�n� �w�e� �p�u�t� �t�h�e�s�e� �r�e�c�o�m�m�e�n�d�a�t�i�o�n�s� �i�n�t�o� �a�c�t�i�o�n�.� � �A�t� �t�h�e� �t�i�m�e� �o�f� �t�h�i�s� �w�r�i�t�i�n�g�,� �w�e� �h�a�v�e� 
�r�e�c�e�i�v�e�d� �a� �g�r�e�a�t� �d�e�a�l� �o�f� �i�n�t�e�r�e�s�t� �f�r�o�m� �s�o�m�e� �l�o�c�a�l� �a�n�d� �n�a�t�i�o�n�a�l� �b�u�i�l�d�e�r�s� �w�h�o� �w�a�n�t� �t�o� �t�a�k�e� �w�h�a�t� �w�e� �h�a�v�e� �l�e�a�r�n�e�d� �a�n�d� 
�r�u�n� �w�i�t�h� �i�t�.� � �W�e� �h�a�v�e� �a�l�s�o� �i�n�s�e�r�t�e�d� �r�e�c�o�m�m�e�n�d�a�t�i�o�n�s� �t�o� �m�a�k�e� �s�u�r�e� �t�h�a�t� �a�s� �a� �C�o�u�n�t�y� �w�e� �h�o�l�d� �o�u�r�s�e�l�v�e�s� �a�c�c�o�u�n�t�a�b�l�e�.� � 
�B�y� �2�0�3�0�,� �w�i�t�h� �n�o� �a�c�t�i�o�n�,� �w�e� �c�o�u�l�d� �b�e� �1�3�0�,�0�0�0� �u�n�i�t�s� �s�h�o�r�t� �o�f� �t�h�e� �d�e�m�a�n�d� �f�o�r� �h�o�u�s�i�n�g� �f�r�o�m� �t�h�e� �v�e�r�y� �p�e�o�p�l�e� �w�h�o� 
�e�n�s�u�r�e� �t�h�a�t� �o�u�r� �e�c�o�n�o�m�y� �c�o�n�t�i�n�u�e�s� �t�o� �r�u�n� �s�m�o�o�t�h�l�y�.� �I� �h�o�p�e� �t�h�e� �r�e�a�l�i�z�a�t�i�o�n� �t�h�a�t� �t�h�e�r�e� �i�s� �a� �h�u�g�e� �m�a�r�k�e�t� �f�o�r� �t�h�i�s� �t�y�p�e� 
�o�f� �h�o�u�s�i�n�g� �w�i�l�l� �q�u�i�c�k�e�n� �t�h�e� �p�a�c�e� �o�f� �i�t�s� �p�r�o�d�u�c�t�i�o�n�.

�W�e� �f�o�r�w�a�r�d� �y�o�u� �t�h�e�s�e� �r�e�c�o�m�m�e�n�d�a�t�i�o�n�s� �w�i�t�h� �o�u�r� �h�o�p�e� �t�h�a�t� �t�h�e�i�r� �i�m�p�l�e�m�e�n�t�a�t�i�o�n� �i�s� �s�u�c�c�e�s�s�f�u�l� �a�n�d� �b�e�n�e�f�i�c�i�a�l�.� � 
�T�o�g�e�t�h�e�r� �w�e� �c�a�n� �m�a�k�e� �s�u�r�e� �t�h�a�t� �O�r�a�n�g�e� �C�o�u�n�t�y� �b�e�c�o�m�e�s� �t�h�e� �m�a�t�u�r�e� �C�o�u�n�t�y� �w�e� �a�r�e� �p�o�i�s�e�d� �t�o� �b�e� �a�n�d� �r�e�m�a�i�n�s� �a� 
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I. INTRODUCTION
Workforce housing is a critically important issue 
for our nation, the State of Florida and Orange 
County. Interest in encouraging workforce 
housing is being fueled by the recognition that 
an economically diverse population is important 
to the regions economic vitality and quality of 
life. In a recent Zogby International poll, adults 
nationwide were asked how important an issue 
is providing affordable housing in their 
community; 63 percent of the respondents 
stated affordable housing was very important.

In Orange County, the pace at which the price of 
a single family home has exceeded the buying 
power of many of its residents is receiving much 
attention. The time when households with one 
full-time worker, or even two full-time workers, could take for granted that they would be 
able to afford to live in the community where they work is disappearing. The region’s 
workers, including teachers, police officers, firefighters, healthcare workers, retail clerks, 
administrative personnel, and others, all of whom are essential to the economic vitality 
of the region, find themselves priced out of the market and living further away from 
where they work. 

By recognizing our role in housing policy and strategy formulation, Orange County will 
be better prepared to address the workforce housing challenge. The State of the 
Nation’s Housing 2006 report produced by the Joint Center for Housing Studies at 
Harvard University states, “In today’s environment, perhaps the biggest housing 
challenge of all is to create the political will to make a more concerted assault on the 
nation’s affordability problems. The fact that local business communities are beginning 
to make workforce housing a priority is a positive sign that this commitment may be 
developing.” 1

Realizing the importance of workforce housing to the vitality of our community, Mayor 
Richard T. Crotty convened a Workforce Housing Summit on May 5, 2006 to highlight 

1 Joint Center For Housing Studies, John F. Kennedy School of Government, State of the Nations Housing 2006,

p.29 
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this important issue. The Orange County Workforce Housing Task Force was formed by 
Mayor Crotty as an outcome of the Summit. District 5 County Commissioner Bill Segal 
was appointed by the Mayor to chair the Task Force. A nine (9) member Task Force,
comprised of individuals with financial, business and real estate development 
experience was appointed by the Board of County Commissioners (BCC) on June 13, 
2006.

The purpose of the Task Force was to define workforce housing, to create incentives to 
encourage the private market to respond to the overwhelming demand for workforce 
housing, and to ensure long term affordability for workforce housing. Commissioner 
Segal established an aggressive work plan that consisted of two sub-committees, the 
Regulatory Reform Committee and the Financial Incentives Committee to address this 
complex issue. 

The Regulatory Reform Committee was charged with identifying the regulatory barriers 
to workforce housing and creating innovative ways to mitigate those barriers. Some of 
the items reviewed were the development process, land use and density, impact fees, 
concurrency, infill redevelopment and large scale developments. The Financial 
Committee was charged with analyzing the financial barriers to workforce housing and 
creating innovative ways to help our workforce obtain affordable housing units. They 
reviewed the workforce housing definition, homeownership and rental programs, 
employer assisted housing programs, community land trusts and resale provisions for 
workforce housing.

The Task Force realized early in the process that there was no silver bullet to solve the 
workforce housing problem. Instead, the Task Force wanted to understand all the 
factors affecting housing affordability, such as: market forces (supply and demand), job 
creation and wages, finance and credit issues, regulatory and development issues and 
available resources. One of the many goals of the Task Force was to create incentives 
for the private sector to build affordable workforce housing. To this end, the Task 
Force adopted the following mission statement :

“To expand housing options by developing new tools to 
promote the development and preservation of workfor ce 
housing through innovative policy recommendations t hat 
will improve the production and sustainability of w orkforce 
housing in Orange County.” 
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II. WORKFORCE HOUSING CHALLENGE

What is Workforce Housing? 

A difficult challenge for the Task Force 
was defining workforce housing. The 
term workforce housing has become the 
new “buzzword” in the housing industry 
as the concern grows for available 
housing for teachers, police, healthcare 
workers and others. The term workforce 
housing is being used to include a more 
moderate income household, while 
affordable housing traditionally has been 
used to describe a lower income 
household. A typical description or 
definition of these income groups usually is done in the context of a percentage of the 
Area Median Income (AMI). For example, to be eligible for most federal housing 
programs a low income household cannot earn more than 80 percent of the AMI.

Since the passage of the Housing Act in 1949, government’s involvement in affordable 
housing has been an attempt to eliminate slums, provide public housing and provide the 
opportunity for millions of Americans to own a home through the Federal Mortgage 
Insurance Program. The Housing Act has undergone several revisions in an attempt to 
meet changing social needs. More recently, the housing difficulties encountered by a 
growing number of working families has presented a challenge for employers to hire 
and retain employees. This has shifted the affordable housing issue from a social issue 
to an economic development issue.

The Urban Land Institute defined workforce housing as: “Households, with at least one 
full-time worker, whose members earn incomes that are too low for them to afford to pay 
market prices for homes or apartments in the communities where they work, but by 
most definitions, too high to enable them to quality for significant federal housing 
subsidies.”2 There is clearly an overlap between the definition for affordable and 
workforce housing. 

2 Urban Land Institute, Encouraging Workforce Housing in the Chicago Region, Atlanta, and the District of Columbia, June 2003 
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In order to define workforce housing, the Orange County Workforce Housing Task 
Force reviewed a variety of local economic factors including employment data, median 
rent, and median sales price. The Task Force also reviewed other definitions throughout 
the state and the nation. The Task Force defined workforce housing in Orange County 
as:

“The attainment of rental or for sale housing to an individual or 
family whose annual household income, as adjusted for 
household size, does not exceed 120 percent of the AMI, with 
an emphasis on households with an annual income between 50 
percent and 120 percent of the AMI.” 

The AMI is published annually by the U.S. Department of Housing and Urban 
Development. The following table (Table 2.1) lists the 2007 area median income limits 
for the metro Orlando area, which are based on a 2007 median family income of 
$54,900.

Table 2.1

2007 Income Limits 

Household
Size

Very Low  
(50% of Median) 

Low  
(80% of Median) 

Moderate
(120% of Median) 

1 $20,100 $32,150 $48,240

2 $22,950 $36,700 $55,080

3 $25,850 $41,300 $62,040

4 $28,700 $45,900 $68,880

5 $31,000 $49,550 $74,400

6 $33,300 $53,250 $79,920

7 $35,600 $56,900 $85,440

8 $37,900 $60,600 $90,960
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Housing Affordability 

Housing affordability is generally defined 
as the capacity of households to 
consume housing services and is 
measured by the ratio of housing cost to 
household income. The generally 
accepted standard for what constitutes 
“affordable” is that households should 
spend no more than 30 percent of their 
gross income on their housing costs 
including utilities. This standard definition 
for affordable is also the policy used by 
the U.S. Department of Housing and Urban Development (HUD). However, the policy 
which has been around for decades is not without some debate. The fact that a family 
spends more than 30 percent of its income does not necessarily mean that the family 
has economic hardship. The definition does not take into account that upper income 
households or small households can afford to spend more than 30 percent.3 For the 
purposes of the Task Force work and this report, the 30 percent standard is used in 
determining affordability.

Historically, the rule of thumb for the housing market was that households could afford a 
home that cost 2.5 to 3 times their annual income, depending on their outstanding debt 
load. A household with an income of $57,400 (HUD’s 2006 AMI for metro Orlando) 
could afford to purchase a home between $143,500 and $172,200. Homes priced at 
these levels are not readily available in Orange County and at the lower price levels 
are almost nonexistent.  It is not uncommon today for homes priced to equal 3.5 or 
even 4 times a household’s annual income. Between 2001 and 2006, the median home 
sales price in Metro Orlando has risen from 2.3 to 4.5 times the AMI, which ranks the 
metro area as seriously unaffordable. 

3 The Brookings Institution, 2002 
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Tables 2.2 and 2.3 illustrate the increase in the median sales price along with the 
affordability ratings, as mentioned above, for Metro Orlando from 2001 through 2006. 

Table 2.2 

Metro Orlando Income-Home Price Comparison 

Year Median Family 
Income

Median Home 
Sales Price Price / Income 

2001 $52,000 $120,300 2.3

2002 $54,700 $130,300 2.4

2003 $52,700 $143,500 2.7

2004 $54,700 $164,500 3.0

2005 $55,100 $231,400 4.2

2006 $57,400 $259,700 4.5

Source: Median Family Income, HUD; Median Single Family Existing Home sales price, FL Association of Realtors 

Table 2.3 

Housing Affordability Ratings 
Rating Home Price/Income Ratio 

Severely Unaffordable 5.1 and more 

Seriously Unaffordable 4.1 to 5.0 

Moderately Unaffordable 3.1 to 4.0 

Affordable 3.0 or less 

Source: Demographia 
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Escalating Home Prices 

Over the past six years the median sales price for a single family home has increased 
dramatically. In 2001 the median sales price of a home was $130,822, for the first 
quarter of 2007 it was $249,900, a 91 percent increase over six (6) years.4 With this 
increase, the American dream of owning a home is simply out of reach for many 
working families in Orange County. Wages are not keeping up with the price of housing. 
The median income for the Orlando MSA in 2001 was $52,000; for 2007 it is $54,900 
only a 5.6 percent increase in six (6) years.5 Table 2.4 illustrates the dramatic increase 
in the median sales price of a home compared to the median income for the Orlando 
MSA from 2001 through 2007. 

Table 2.4 

Median Household Income versus Median Sales Price
Orlando Metro Area
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  * 1st Quarter of 2007   Orlando Regional Realtor Association – April 6, 2007 

4 Orlando Regional Realtor Association 
5 The area median income for the Orlando MSA based on the 2006 income limits provided by HUD and Florida 

Housing 
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Workforce Housing Affordability Gap 

The housing affordability gap is the difference between the actual home sale price or 
rent and the price or rent families can reasonably afford. In order to get a better 
understanding of who our workforce is, the Task Force looked at a variety of data 
describing our workforce. Table 2.5 illustrates that 54 percent of the County’s workforce 
households are one worker households, while 38 percent are two worker households. 
This was a surprising statistic in that we were assuming a two worker household for 
calculating affordability.  

Table 2.5 

For households with workers.
S US C 2005 A i C i S

Workers per Household

1 worker
54%

2 workers
38%

3 or more workers
8%

Source: US Census 2005 American Community Survey
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The Task Force then looked at households by income, and realized that 75 percent of 
our households earned less than $75,000 and 56 percent of our households earned 
less than $50,000 (see Table 2.6). The housing gap became more apparent with this 
statistic because this means 75 percent of all Orange County households could not 
afford a median priced home of $250,000 in the County. 

Table 2.6 

Households by Income

$75,000 or more
25%

$49,999 
or less

56%$50,000 to
$74,999

19%

Source: US Census 2005 American Community Survey.

Source: US Census 2005 American Community Survey 
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In order to get a better picture of what our workforce could afford, an analysis of 
professions and local wages was conducted. Table 2.7 illustrates the affordability of 
various wages and occupations in Orange County for a one worker household. 

Table 2.7 

One Worker Households 

Income Limits Household Income 30% of Income Maximum Mortgage 

Bank Teller $21,600 $   540 $  68,000 

Paramedic $27,200 $   680 $  90,000 

Lic. Practical Nurse $35,500 $   888 $116,000

Police Officer $42,200 $1,055 $134,000

Postal Clerk $51,100 $1,278 $158,000

Economics Prof. $59,100 $1,478 $184,000

Veterinarian $63,900 $1,598 $206,000

Electrical Engineer $71,600 $1,790 $228,000

Median Sales Price $77,000
Income needed 

$1,945 $250,000

Based on the analysis that was conducted, all of the professions listed in Table 2.7 
cannot afford to purchase a median priced home. There are too many households with 
good credit in Orange County that are unable to purchase a home because the sales 
prices are out of reach. Finding a home within the range they can afford is virtually 
impossible, and the amount of downpayment assistance available to help fill the gap is 
not large enough.
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Cost Burdened Renter Households

A “cost-burdened” household is one paying more than 30 percent of its income towards 
rent including utilities. A comparative review of cost-burdened renter households in 
Orange County was done by using the 2000 Census and the 2005 American 
Community Survey, conducted by the Census Bureau. Table 2.8 illustrates the dramatic 
increases in cost-burdened renter households, especially in the income groups $20,000 
to $34,999 and $35,000 to $49,999. In 2000, 52 percent of renter households in the 
$20,000 to $34,999 income group were considered cost burdened. By 2005, the 
percentage cost burdened had increased to 83 percent. In the $35,000 to $49,999 
income group only nine (9) percent were considered cost burdened in 2000, but by 
2005 the percentage had more than tripled to 29 percent. 

Table 2.8 

Cost Burdened 
Renter 
Households by 
Income Level

HOUSEHOLD INCOME

R
E

N
T

E
R

 H
O

U
S

E
H

O
LD

S

0

5,000

10,000

15,000

20,000

25,000

30,000

35,000

40,000

45,000

50,000

LT $10,000: $10,000 to
$19,999:

$20,000 to
$34,999:

$35,000 to
$49,999:

$50,000 or
more:

0

10,000

20,000

30,000

40,000

50,000

LT $10,000: $10,000 to
$19,999:

$20,000 to
$34,999:

$35,000 to
$49,999:

$50,000 or more:

2000

2005

52%

83%

9%

29%

2%

13%

89%

98%

92%

95%
34.2%2005

31.8%2004

30.2%2003

29.5%2002

Median rent as 
a percentage 
of income

30 percent or more 

Less than 30 
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The increases in rent-burdened households likely were caused by factors that increased 
rents significantly in the County over the period identified. The first of these factors was 
the condominium conversion trend, which decreased the supply of rentals, many of 
which were older, more affordable complexes. Since 2000, Orange County has lost a 
total of 94 rental communities with 18,376 units that were converted to condominiums.6

In addition to losing units to condominium conversion, other losses have occurred and 
will continue to occur through the expiration of various federal subsidy programs. 

Additional factors impacting rents was the dramatic increase in property values which 
resulted in higher property taxes. Property insurance premiums also began to rise on 
residential property after the 2004 hurricanes. Finally, job growth and population growth, 
especially of households in these income ranges, continued to fuel strong demand for 
rental units. According to the Marcus & Millichap 2007 Annual Report, the rental 
occupancy rate for Orlando is expected to be at 95 percent by the end of 2007 primarily 
due to the condominium conversions and overall lack of available rental units.7

Additionally, construction of new rental units decreased between 2001 and 2005. The 
competition for vacant land for multi-family housing intensified as the condominium 
market took hold, and the higher land costs made rental development less economically 
feasible. All of these factors together created a “perfect storm” that has resulted in a 
more expensive rental market.

6 State of Florida Department of Business and Professional Regulation April 22, 2007 
7 Marcus & Millichap 2007 National Apartment Report, page 38 
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Development Challenges 

Throughout the report we have noted the significant increases in housing prices 
between 2000 and 2005. A number of factors caused this unusually rapid increase in 
housing cost. The top six factors for central Florida have been: 

1. Rapid job and population growth 

2. Increasing land cost  

3. Increasing construction and labor cost 

4. Increasing regulatory cost and controls 

5. Loss of existing affordable housing stock 

6. Resistance to high density development

The Orlando Metropolitan Statistical Area (MSA) has had tremendous job growth over 
the past several years.  In the 12 months ending in November 2006 the Orlando MSA 
added 38,900 jobs according to a report by Hank Fishkind, PhD. (January 23, 2007). 
The Orlando area was the strongest job growth generator in the state and was one of 
the top ten in the nation.

Strong job growth leads to strong population growth which results in an increased 
demand for housing. According to Mark Vitner, Senior Economist with Wachovia 
Corporation, demand for housing in the Orlando Metro Area exceeded supply by 20,000 
units between 2000 and 2005.8 This attributed to the substantial price increases we 
experienced. Now that a slow down is underway, prices are starting to come down from 
their peaks. 

The Planning Division has projections to 2030, and has looked at residential land 
availability as well. We are running out of residential land to accommodate our projected 
population. Projections for population growth and resulting housing demand, coupled 
with the increasing urbanization of the County, necessitate a re-evaluation of density. 
Historically, central Florida had so much land and open space that it was easier to build 
out than up, and density was a foreign and somewhat negative concept. Today, 
however, this view of density is beginning to change as it is becoming necessary for 
developers to consider higher densities to combat the rising cost of building housing. 

8 The Orlando Metro Area consists of Orange, Seminole, Lake and Osceola Counties 
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The new urbanist trend and quality designed projects such as Avalon Park and Horizon 
West are demonstrating that compact and dense housing developments with quality 
housing can be built in Orange County. While the opposition to higher densities is still 
strong, it will become necessary to consider higher densities to encourage more 
affordable housing for our workforce. 

The demand for housing resulted in a rush on buildable land, which in turned caused 
the price of land to continue to increase. Construction and labor costs continued to rise, 
driven by demand for materials in developing countries such as China and India. 
Material costs increased more in the last five years than in the previous ten according to 
Scott Howard, President of Maronda Homes. Labor shortages and a scarcity of skilled 
construction workers also were a factor, but the recent slow down in the industry has 
reduced this pressure.

A vital role of local government is controlling what is built within its jurisdiction. The 
presence of urban sprawl and differences in living patterns have caused many local 
governments to rely on development controls. These controls, in turn, determine the 
quality of living for a community. Arguably, such land development regulations, as well 
as the time and cost associated with development approval, adds substantially to the 
costs of new housing. Building standards have been enhanced, fees have increased, 
reviews and processing time have been extended and growth management controls 
have been added. These regulations are often referred to as “regulatory barriers” to 
workforce housing development. Regulatory barriers to workforce housing are 
regulatory requirements, payments or processes that significantly impede the 
development and availability of workforce housing. These barriers can limit supply and 
raise the cost of new development. As a result, many of our residents are priced out of 
buying or renting the kind of housing they otherwise could afford.

The Task Force had extensive discussions regarding regulatory reform. The fact that a 
proposed development takes more than 20 months to go through the regulatory process 
was a major concern for the Task Force. Realizing there are impediments to building 
workforce housing, the Task Force spent a great deal of time reviewing this process and 
developing recommendations to expedite the regulatory process.

The “Not in My Back Yard” (NIMBY) syndrome is a widespread problem in Florida. It is 
recognized throughout the state as a barrier to developing workforce housing in areas 
where it is needed the most – in close proximity to public transportation and jobs. 
NIMBY activists are the neighbors who, while they often understand that affordable 
housing is an issue, do not want such developments in their neighborhoods. They fear 
that workforce housing units produced will be unattractive and will result in lower 
property values as well as increased traffic congestion and criminal activity. 
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Workforce units should be designed to fit and blend with the neighborhood they will be 
located in. This helps alleviate the NIMBY skepticism that exists today. Several 
examples of workforce housing exist in Orange County, such as Art in Architecture 
Homes in Holden Heights as well as the Hannibal Square Community Land Trust in 
Winter Park. The Task Force liked the idea of creating additional housing developments 
to mirror these developments. The concept of workforce, mixed use, mixed income units 
was well received by the Task Force. If developed properly, some amazing live/work 
units can be created. Owners/tenants should not feel like they stand out because they 
live in a workforce unit. They should be able to have the same sense of community 
pride as those who live in market rate units. 

It is important to note that the existing inventory of homes has been an acceptable 
alternative for many first time homebuyers. The filtering down of older housing as a 
source for workforce housing was a viable option three to four years ago. However, with 
increasing home values, taxes and insurance, existing housing no longer provides a 
large enough inventory of available homes to meet the demand. 

As previously mentioned, the loss of existing affordable housing stock has had a 
negative impact on our rental market. The loss of so many rental units to condominium 
conversions resulted in a loss of affordable units. The net result of the housing price 
increase we experienced is an unmet need for more affordable housing for our 
workforce. In the next section, we will consider this need and include projections for our 
future workforce housing needs.
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III. WORKFORCE HOUSING DEMAND 

Current Housing Supply 

Based on information received from the Shimberg Center for Affordable Housing at the 
University of Florida and the American Community Survey, Orange County has a total 
of 423,688 housing units, of which 391,440 are occupied, an occupancy rate of 92.3 
percent. Of the occupied units, 232,093 or 59 percent are owner occupied and 159,347 
or 41 percent are rental units (see Table 3.1). The average household size of the owner 
occupied units is 2.63 persons and of renter occupied units 2.47 persons.

Table 3.1 

232,093

159,347

0

50,000

100,000

150,000

200,000

250,000

Owner Occupied Renter Occupied

Housing by Occupancy
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Population and Job Growth 

While Orange County has a low 
unemployment rate, the jobs that 
have been created are lower wage 
jobs. An Orlando Sentinel article 
dated August 13, 2006, reported 
that the Orlando area added 
100,000 jobs between 2004 and 
2005, 55 percent of the jobs 
included cashiers, hotel maids, 
carpenters and telemarketers and 
40 percent of these jobs paid less 
than $27,000. 

Orange County had 793,476 jobs 
in 2006.9 At the same time the 
Bureau of Economic and Business 
Research (BEBR) estimated Orange County’s population reached 1,079,524 in 2006. 
The leisure and hospitality sector contributed to the largest share of employment with 
149,079 jobs or 19 percent of the total employment. 

Approximately 25 percent of the workers who are employed in Orange County commute 
from other counties where the cost of housing is much less and they can actually afford 
to purchase a house.10 Unfortunately, they are making up the cost savings on their 
commute to and from work. This, in turn, adds to the congestion of our already crowded 
roads traveling to and from Orange County to the surrounding, more affordable 
communities such as Lake and Osceola Counties. 

“Florida won’t be able to maintain its prosperity
if a large part of its workforce can’t find

an affordable place to live.” 
Orlando Sentinel Editorial, Out of Reach, March 5, 2006

9 Florida Agency for Workforce Innovation 
10 Metro Orlando Economic Development Corporation, 2005 Commuting Patterns into Orlando MSA 
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Projected Workforce Housing Needs 

By 2025, Orange County is projected to have a population 
of 1,491,056.11 The county will have to build 236,270 units 
to accommodate this growth. It will require policies that 
address land use, housing location, density, energy 
efficiency, and infrastructure, among other issues while 
simultaneously addressing the need for workforce 
housing. The rapidly appreciating home values and 
diminishing supply of rental units created a housing 
demand for workforce housing. 

Orange County needed 18,493 units of workforce housing 
in 2005 for households earning between 50 percent and 
120 percent of the AMI. By 2015 Orange County will need 
an additional 23,555 number of units. Table 3.2 illustrates 
the number of workforce units needed to meet the growing 
demand for affordable housing through the year 2030 for 
both renters and owners. 

Table 3.2 

Projected Workforce Housing Demand 
Time Period Housing Need 

2005 - 2010 21,190
2010 - 2015 23,555
2015 - 2020 25,729
2020 - 2025 27,545
2025 - 2030 29,299

Total 2005 - 2030 127,318

Shimberg Center for Affordable Housing at the University of Florida12

11 Schimberg Center for Affordable Housing at the University of Florida 
12 Schimberg Center for Affordable Housing at the University of Florida – for households earning between  

    50 percent and 120 percent of the AMI. 
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IV. STRATEGIES AND RECOMMENDATIONS 

The Task Force reviewed the many factors affecting housing affordability such as 
market forces (supply and demand), job creation and wages, finance and credit, 
regulatory and development issues and available resources. One of the main goals of 
the Task Force is to create incentives to attract the private sector to build workforce 
housing. Based on our analysis, the projected need for workforce housing provides a 
substantial demand for workforce housing units. 

To accomplish its mission, the Task Force organized its recommendations into six 
strategies. They are: 

1. Encourage Flexible Workforce Housing Programs 

2. Leverage Community Resources 

3. Mitigate Regulatory Barriers to Workforce Housing 

4. Attract Non-Traditional Workforce Housing Develo pers 

5. Generate Additional Capital for Workforce Housin g 

6. Ensure Long Term Affordability  

In this section, we will describe the strategies and the supporting Task Force 
recommendations for each strategy. The combined effect of all the recommendations 
will provide the catalyst for increased production of workforce housing for our 
community.
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STRATEGY 1: ENCOURAGE FLEXIBLE 
WORKFORCE HOUSING PROGRAMS 
In addition to the existing affordable housing challenges confronting lower income 
families, the cost of housing increases are impacting moderate income families at 
unprecedented levels. The rising cost of housing has caused a housing crunch for the 
moderate income household. A major issue in defining workforce housing is what 
income group should be targeted, while also looking at the relationship between wages, 
job growth, and population growth. Other communities have also faced this challenge, 
and have adopted or are considering innovative measures to ensure that a critical mass 
of housing stock remain accessible to moderate income wage earners. Some 
communities have expanded their definition of affordable housing beyond federally 
mandated standards for need-based housing assistance to include moderate income 
earners. Reaction to the need for affordable workforce housing is broad and diverse.

To encourage flexible workforce housing programs the Task Force submits the 
following recommendations :

Workforce Housing Definition 
The attainment of rental or for sale housing to an individual or family whose annual 
household income, as adjusted for household size, does not exceed 120 percent of the 
area median income, with an emphasis on households with an annual income between 
50 percent to 120 percent of the Area Median Income (AMI). The AMI is published 
annually by the United States Department of Housing and Urban Development.

Tasks:  Amend Administrative Regulation 4.08 - Threshold Criteria for Affordable 
Housing

Implementation Schedule:  Upon approval by the Board of County Commissioners 
(BCC)

Financial Impact: N/A
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STRATEGY 1: ENCOURAGE FLEXIBLE WORKFORCE 
HOUSING PROGRAMS

Workforce Housing Development Definition 
Ownership:  To be certified as a workforce housing development, at a minimum 20 
percent of the units in a for sale development must be sold to a workforce housing 
household in accordance with the workforce housing definition and the maximum sales 
price.
Rental:  To be certified as a workforce housing development, at a minimum 40 percent 
of the units must be rented to a workforce household whose annual income does not 
exceed 80 percent of the AMI, or 20 percent of the units must be rented to a workforce 
household whose annual income does not exceed 50 percent of the AMI.

Tasks : Amend Administrative Regulation 4.08 

Implementation Schedule:   Upon approval by the Board of County Commissioners 

Financial Impact :  N/A 

Workforce Housing Maximum Sales Price 
The maximum sales price for workforce housing will be determined annually based on a 
sales price which is affordable to a household at 120 percent of the AMI. Prevailing 
mortgage interest rates and the most current median income will be used in the 
calculation which includes principal, interest, taxes and insurance. 

Tasks:   Amend Administrative Regulation 4.08 and the Local Housing Assistance Plan. 
Based on this formula, the current maximum sales price would be $219,000.

Implementation Schedule:   Upon approval by the Board of County Commissioners 

Financial Impact:   N/A 
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STRATEGY 1: ENCOURAGE FLEXIBLE WORKFORCE
HOUSING PROGRAMS

Workforce Housing Maximum Rental Rates
The maximum rental rates for workforce housing will be determined by the rent 
schedules published annually by the Florida Housing Finance Corporation (See 
Appendix B, Rent Schedule). 

Tasks: Amend Administrative Regulation 4.08 and the Local Housing Assistance Plan 

Implementation Schedule: Upon approval by the Board of County Commissioners 

Financial Impact: N/A

Down Payment Assistance Program
To assist low to moderate income homebuyers with the increasing sales price of 
housing, the Down Payment Assistance Program should utilize the following subsidy 
levels:

Income Level Current Level Of 
Assistance

Proposed Levels Of 
Assistance

Very Low (50%) $30,000 $35,000
Low (80%) $20,000 $30,000

Moderate (120%) $10,000 $20,000

Repayment terms for the Down Payment Assistance loans will be fifteen (15) years with 
no interest payments and no amortization of the principal balance. The down payment 
assistance will be deemed satisfied after 15 years.

Tasks: Amend Administrative Regulation 4.08 and the Local Housing Assistance Plan 

Implementation Schedule: Upon approval by the Board of County Commissioners 

Financial Impact: Yes, the additional cost will be funded by the State Housing Initiative 
Partnership Program or SHIP. 
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STRATEGY 2: LEVERAGE COMMUNITY 
RESOURCES
Orange County’s housing delivery system is essentially a local mechanism, consisting 
of relationships between local governments and private enterprises to build, finance, 
market and manage Orange County’s housing. Most workforce housing projects involve 
greater risk than similar market rate projects due to uncertainties of the buyer or renter, 
the layers of financing required and the complexities of the project and its partnerships. 
However, some of today’s most creative workforce housing solutions arise from 
innovative collaborations in which resources are leveraged among non profit groups, 
private companies, and government agencies. Private companies that partner with 
public and non profit groups to pursue these projects have produced a number of 
profitable, successful communities. As the need for cost effective housing alternatives 
grows, limited government resources must be leveraged more effectively with 
community resources. 

To efficiently leverage limited community resources, the Task Force submits the 
following recommendations: 
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STRATEGY 2: LEVERAGE COMMUNITY RESOURCES

Employer Assisted Housing 
Orange County will sponsor an Employer Assisted Housing (EAH) Program to be 
implemented with the following incentives: 

1. Orange County in partnership with private organizations such as the Orlando 
Chamber of Commerce, Metropolitan Orlando Economic Development 
Commission, and Workforce Central Florida will conduct a recruitment effort 
to market the program to attract employers. 

2. Orange County will utilize the Down Payment Assistance Program to match 
an employer’s minimum contribution of $3,000. 

3. Orange County will develop several models for employers to use for their 
EAH program that encourage both for sale and rental units. 

4. Orange County will coordinate and if needed expand existing resources to 
provide homebuyer education and homebuyer counseling workshops to 
employees seeking assistance.  

Tasks: Follow through on the action steps listed above 

Implementation Schedule: Ongoing

Financial Impact: N/A
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STRATEGY 2: LEVERAGE COMMUNITY RESOURCES

Community Land Trusts 
The Task Force supports a Community Land Trust (CLT) concept and recommends the 
following action steps for exploring and supporting the development of a CLT in Orange 
County.

1. Orange County will coordinate resources with Foundations, not for profits and 
neighborhood groups to support community land trusts. 

2. County staff will monitor the implementation of CLT’s throughout the State of 
Florida to determine effectiveness. 

3. County staff and the Orange County Affordable Housing Advisory Board will 
continue to explore this model. 

4. A comprehensive analysis of neighborhoods will be conducted to identify 
neighborhoods that may be conducive to a CLT. 

5. Within a year from the date of the Task Force Report, our staff will report on 
the steps taken to explore this concept and submit a recommendation for 
consideration by the BCC. 

Tasks: Follow through on the action steps listed above 

Implementation Schedule: On-going

Financial Impact:  N/A 
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STRATEGY 2: LEVERAGE COMMUNITY RESOURCES

Community Redevelopment Agency Expansions 
The Task Force recommends expansions to an existing Community Redevelopment 
Agency (CRA) or a new CRA that has identified slum areas, blighted areas or a 
shortage of affordable housing units in their Community Redevelopment Plans, must 
demonstrate the availability of workforce housing incentives that facilitate the production 
of workforce housing units within their defined geographic boundary. 

Task:   N/A 

Implementation Schedule:   Upon Adoption 

Financial Impact: N/A

Projects of County or Regional Significance 
The Task Force recommends that Orange County encourage projects of county or 
regional significance to incorporate affordable housing within the boundaries of the 
project. Developers will be required to meet with county staff at project inception to 
discuss opportunities for including workforce housing in their projects. 

Tasks:   Amend Comprehensive Policy Plan, Define projects of County significance 

Implementation Schedule:   June 1, 2007 – June 1, 2008 

Financial Impact: N/A
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STRATEGY 3:  MITIGATE REGULATORY BARRIERS 
TO WORKFORCE HOUSING 
There are a number of regulatory requirements that must be addressed to encourage 
and support the development of workforce housing in Orange County.  To respond to 
the growing need for workforce housing, the land development approval process 
timeline must be reduced substantially, regulatory fees must be subsidized, and 
concurrency requirements must be mitigated. Mitigating regulatory barriers alone will 
not solve Orange County’s workforce housing affordability problems, but it lays the 
foundation for creating workforce housing and represents a substantial commitment.

To mitigate the impacts of regulatory barriers and reaffirm Orange County’s 
commitment to workforce housing, the Task Force sub mits the following 
recommendations:

Flexible Transportation Concurrency Requirements 
To facilitate the development of Workforce Housing the following transportation 
concurrency incentives should be provided for workforce housing developments: 

1. Extension of the encumbrance and reservation periods 

2. Defer payment of reservation fees for workforce housing units until the 
issuance of a Certificate of Occupancy. 

3. Explore the reservation capacity for workforce housing units and restrict 
utilization of full capacity. 

4. Explore the payment of concurrency fees for workforce housing units. 

Task: Amend existing Ordinances, Resolutions, and the Comprehensive Plan to 
implement this recommendation. 

Implementation Schedule :  June 1 to March 31, 2008 

Financial Impact:   N/A 
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STRATEGY 3:  MITIGATE REGULATORY BARRIERS TO 
WORKFORCE HOUSING

Concurrency Pilot Program
To encourage workforce housing, the Task Force recommends adoption of a Workforce 
Housing Transportation Concurrency Exception Area Program within Orange County by 
the State Legislature to allow workforce housing units to be exempt from transportation 
concurrency requirements.

The Board of County Commissioners approved supporting legislation to enact the 
proposed Workforce Housing pilot program to provide Transportation Concurrency 
Exception Areas in corridors such as Highway 50 from Alafaya Trail to the Lake County 
line, State Road 436 from Orlando International Airport to the Seminole County line, and 
State Road 441 from Highway 50 north to past the City of Apopka. The following 
reductions in the Urban Infill Threshold will be applied to targeted corridors:  4.5 units 
per acre, 15 percent vacant land. 

Tasks:   If approved by the State Legislature, the Housing and Community Development 
Division will coordinate implementation. 

Implementation Schedule:   June 1 to December 31, 2007 

Financial Impact: N/A
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STRATEGY 3:  MITIGATE REGULATORY BARRIERS TO 
WORKFORCE HOUSING

Impact Fee Subsidies
For Sale Units 
The Impact Fee Subsidy program shall provide a countywide impact fee subsidy in 
proportion to the following sales price of a workforce housing unit: 

Rental Units 
The Impact Fee Subsidy program will provide a countywide impact fee subsidy in 
proportion to the following income levels:

Income Level Proposed Subsidy 

30% or less of median 75%

31%-59% of median 50%

60%-80% of median 25%

Tasks:   Amend Administrative Regulation 4.08 and the Local Housing Assistance Plan. 

Implementation Schedule: Upon approval by the BCC 

Financial Impact:   Yes, subsidies will be funded by the SHIP Program. 

Sales Price Proposed Subsidy 

$151,000 and below 75%

$151,001-$185,000 60%

$185,001-$219,000 50%
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WORKFORCE HOUSING
 for Orange County’s Working Families

STRATEGY 3:  MITIGATE REGULATORY BARRIERS TO 
WORKFORCE HOUSING

Expedited Review Process 
To encourage the development of workforce housing, the Task Force recommends the 
adoption of the following incentives to the existing expedited review process:

1. Hire a Workforce Housing Coordinator to expedite certified workforce housing 
developments during the approval process for the preliminary subdivision, 
construction plan and platting. 

2. Workforce Housing Coordinator will also work on housing policies in the Planning 
Division and serve as an advocate for Workforce Housing Developments 
including notification to interested community groups.

3. Implement time saving measures for workforce housing developments such as 
but not limited to:

a. Schedule meetings with the Sufficiency Examiner to review plans and any 
re-submittals. 

b. Reserve several blocks of time on each Development Review Committee 
(DRC) schedule for Workforce Housing Development.   

c. Have the Workforce Housing Coordinator schedule meetings with the 
district’s commissioner and applicant to review project.

Tasks: Amend Administrative Regulation 4.08.01 and Comprehensive Plan.

Implementation Schedule: June 1, 2007 – December 1, 2007 

Financial Impact: Yes, the salary of the Workforce Housing Coordinator will be funded 
by the SHIP Program. 
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WORKFORCE HOUSING
 for Orange County’s Working Families

STRATEGY 3:  MITIGATE REGULATORY BARRIERS TO 
WORKFORCE HOUSING

Flexible School Concurrency Requirements 
Orange County should pursue a negotiated agreement with the Orange County School 
Board to create a program whereby housing units certified as Workforce Housing by the 
Housing and Community Development Division could benefit from capacity that was 
reserved by the School Board when they negotiate comprehensive Capacity 
Enhancement Agreements. 

Tasks: Incorporate workforce housing incentives in Capacity Enhancement Agreements 

Implementation Schedule: Ongoing

Financial Impact:   N/A 

Deferral of Water Capital Charge and Wastewater
Capital Charges 
The Task Force recommends deferral of water and wastewater capital charges until the 
issuance of a certificate of occupancy. 

Tasks:   Amend section 37 -171 Water Service Allocation Rules to allow for deferral of 
water and wastewater capital charges. A Developer’s Agreement setting forth the terms 
and conditions of the deferral of water and wastewater charges must be executed prior 
to deferrals.  

Implementation Schedule:   June 1, 2007 – March 31, 2008 

Financial Impact:   N/A 
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WORKFORCE HOUSING
 for Orange County’s Working Families

STRATEGY 4: ATTRACT NON-TRADITIONAL 
WORKFORCE HOUSING DEVELOPERS 
Traditionally, Orange County’s workforce housing production process consists of 
providing financing to housing developers so they can pass along savings in the form of 
reduced sales prices or rents. Although there is a limited network of workforce housing 
providers in Orange County, additional incentives and partnerships must be nurtured 
with the private sector to produce more workforce housing units. 

To attract non-traditional workforce housing developers, the Task Force submits 
the following recommendations: 

Density Bonuses 
Orange County will encourage the creation of workforce housing through the 
implementation of a Density Bonus Program designed to create on-site workforce 
housing. All density bonus units shall be developed and sold or rented as workforce 
housing. A density bonus up to 50% will be encouraged throughout the residential 
zoning codes. A planned development will be a condition for participation in the density 
bonus program. The following specific actions will be taken to implement this program:  

1. A team of staff from Planning, Zoning, Housing and Legal will further refine 
and develop the program.

2. Amend the Comprehensive Policy Plan and the Land Development Code to 
incorporate the Density Bonus Program.

Tasks:   Amend Orange County Comprehensive Policy Plan and any Ordinances to 
adopt the Density Bonus Program.

Implementation Schedule:   June 1, 2007 – May 31, 2008 
Financial Impact:   N/A 
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WORKFORCE HOUSING
 for Orange County’s Working Families

STRATEGY 4: ATTRACT NON-TRADITIONAL 
WORKFORCE HOUSING DEVELOPERS

Support the Development of an Infill Master Plan 
The Task Force recommends the inclusion of the following incentives in Orange 
County’s Infill Master Plan: 

1. Encourage workforce housing as a condition for infill development.

2. Allow residential uses in non-residential areas for mixed-use developments such 
as retail, offices and other uses. 

3. Study the feasibility of allowing accessory dwelling units in residential areas. 

Tasks: Conduct an Infill Master Plan Study 

Implementation Schedule:   June 1, 2007 – June 1, 2008 

Financial Impact:   N/A
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WORKFORCE HOUSING
 for Orange County’s Working Families

STRATEGY 4: ATTRACT NON-TRADITIONAL 
WORKFORCE HOUSING DEVELOPERS

Development Entity 
The Task Force recommends the creation of a development entity to accomplish the 
following workforce housing related activities: 

1. The development entity will form partnerships with private companies, 
foundations and non-profits to leverage resources to produce workforce 
housing units. 

2. The development entity will acquire and develop land for rental and for sale 
housing units. 

3. The development entity will acquire and rehabilitate workforce housing units. 

4. The development entity will work closely with Orange County’s Housing and 
Community Development Division to explore and implement creative 
solutions to produce workforce housing units. 

Tasks: Explore items listed above 

Implementation Schedule:   Ongoing 

Financial Impact:   N/A 
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WORKFORCE HOUSING
 for Orange County’s Working Families

STRATEGY 5:  GENERATE ADDITIONAL CAPITAL 
FOR WORKFORCE HOUSING 
Encouraging the development of affordable workforce housing in Orange County will not 
be possible without investment. Most counties and cities across Florida use some form 
of a housing trust fund to invest in affordable workforce housing either via assistance to 
developers or direct assistance to renters and homeowners.  The two primary funding 
sources for Orange County’s housing trust funds are the State Housing Initiatives 
Partnership (SHIP) program and loan repayments received from previously funded 
projects. To compliment the growing need for workforce housing, additional sources for 
workforce housing must be identified, such as Linkage Fees and full funding under the 
SHIP program.

To generate additional capital for workforce housin g, the Task Force submits the 
following recommendations: 

Linkage Fees 
The Task Force recommends the adoption of a Linkage Fee to be used as a revenue 
source for workforce housing related activities. A Linkage Fee study will be conducted 
to determine the following: 

1. Demonstrate the relationship between non-residential development and the 
need for workforce housing. 

2. Estimate appropriate fees 

Task:   Conduct a Linkage Fee Study 

Implementation Schedule: June 1, 2007 – May 31, 2008 

Financial Impact:   Yes, the cost to conduct the study will be funded by the SHIP 
Program.
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WORKFORCE HOUSING
 for Orange County’s Working Families

STRATEGY 5:  GENERATE ADDITIONAL CAPITAL FOR 
WORKFORCE HOUSING

Revisions to the State Housing Initiative  
Partnership (SHIP) Program 
The Board of County Commissioners should support legislation at the state level that 
repeals the cap placed on the amount of SHIP funding which can go into the Florida 
Housing Trust Fund and extend the two year expenditure requirement to four years. 

Tasks:   Coordinate with the County Lobbyist 

Implementation Schedule: May 31, 2007 

Financial Impact: N/A
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WORKFORCE HOUSING
 for Orange County’s Working Families

STRATEGY 6:  ENSURE LONG TERM 
AFFORDABILITY
Initiatives developed to produce workforce housing must be supported by long term 
affordability requirements that are both fair and effective.  While existing programs are 
successful in preserving rental affordability, it is challenging to maintain sales price 
restrictions for owner occupied housing while allowing the owner to benefit from the 
appreciation of the home’s value.

To ensure long term affordability of workforce housing units, the Task Force 
submits the following recommendations:   

Resale Requirements for New Workforce Housing
To ensure long term affordability, the Task Force recommends the adoption of resale 
restrictions on new workforce housing units that have received subsidies and regulatory 
incentives. To ensure adequate return on their investment, the resale price will be 
calculated by applying the Consumer Price Index (CPI) to the original price. The term of 
the resale restrictions will be ten years. 

Tasks:   Orange County staff from Housing and Legal Divisions will develop a deed 
restriction with the appropriate resale restriction. 

Implementation Schedule: December 31, 2007 

Financial Impact: N/A

Rental Requirements for Workforce Housing
To ensure long term affordability, the Task Force recommends the adoption of rental 
restrictions for workforce housing units that have received subsidies and regular 
incentives. The term of the rental restrictions will be thirty years. 
Tasks:   Orange County staff from Housing and Legal Divisions will develop a deed 
restriction.

Implementation Schedule: December 31, 2007 

Financial Impact: NA
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WORKFORCE HOUSING
 for Orange County’s Working Families

STRATEGY 6:  ENSURE LONG TERM AFFORDABILITY

Encourage Florida Green Home Standard
The Task Force recommends incorporating “Green Building” standards to increase a 
home’s longevity, reduce utility and maintenance costs, and enhance comfort and 
livability. 

Tasks: Market the available federal and state incentives for green building to workforce 
housing developers and builders. 

Implementation Schedule: On-going

Financial Impact: N/A

Preservation of Existing Housing Stock 
The Task Force recommends that the County shall utilize existing programs and 
develop innovative programs to preserve and/or rehabilitate eligible single family and 
multi-family units.

Tasks: Research other programs and additional funding sources at local, state and 
federal level. 

Implementation Schedule:   July 2007 to December 2007

Financial Impact:   N/A 

Accountability
The Task Force recommends an annual update by the Orange County Housing and 
Community Development Division to the Board of County Commissioners on the status 
of the workforce housing recommendations being implemented and an overall report on 
workforce housing in Orange County. 

Tasks:   N/A 

Implementation Schedule:   Upon Adoption 

Financial Impact:   N/A
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V. Appendix 

A. Glossary of Terms

Adjusted for Family Size - Income limits that are either increased or decreased based 
on the number of persons in the household being assisted. For most housing programs, 
HUD determines the income limit for a family of four, and then increases the limit by a 
fixed amount for each additional person over four, or subtracts that fixed amount for 
each person less than four. 

Affordability Period – The time period for which rent restrictions or resale restrictions 
apply to housing that has been assisted by government funding. 

Affordable Housing – Housing is considered to be affordable if monthly housing cost 
does not exceed a certain percentage of a family’s monthly income. The acceptable 
percentage usually ranges from 30-35 percent of a family’s monthly income. 

Appreciation – Increase in the value of property due to improvements made to the 
property or surrounding area/neighborhood by the owner or the other parties, including 
the government and/or more general market forces.

Area Median Income (AMI)  – the median household income in Orange County 
adjusted for household size, as published annually by the Florida Housing Finance 
Corporation on behalf of the U.S. Department of Housing and Urban Development. 

Community Land Trust (CLT)  – A non-profit organization which acquires and holds 
land for the benefit of the community. CLT’s provide secure and affordable access to 
land and potential housing for community residents. 

Comprehensive Plan – Comprehensive plans contain chapters or "elements" that 
address future land use, housing, transportation, infrastructure, coastal management, 
conservation, recreation and open space, intergovernmental coordination, and capital 
improvements.

Concurrency Management System – The procedures and processes that the County 
utilizes to ensure that no development order or permit is issued by the County unless 
the necessary concurrent public facilities and services are available or are assured to 
be available consistent with the Comprehensive Policy Plan, and to comply with state 
law (FL Statute 163.3202(2)(g)), in order to meet the impacts of development. 
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Density/Intensity  - Often used interchangeably. Density refers to the number of 
housing units or square feet of commercial space per unit of land, usually “per acre”.  
Intensity refers to the level or concentration of activity occurring on a site or in an area. 

Density Bonus – An increase in the density otherwise allowed in a given zoning district 
which may be granted under specific provisions of the Zoning Ordinance when a 
developer provides excess open space, recreation facilities, or affordable dwelling units, 
etc.

Development of Regional Impact (DRI)  – Large scale developments that are required 
to undergo a comprehensive regional impact review prior to local government approval. 
The review process is coordinated by a regional planning council (RPC). Among other 
considerations, the RPC must consider whether nonresidential DRIs ensure the 
availability of accessible housing for use by the employees of the development. The 
Adequate Housing Standard Rule, 9J-2.048 F.A.C. was adopted by DCA in 1993. 

Employer Assisted Housing (EAH)  – An employer provided benefit that helps 
employees purchase homes. 

Extremely Low-Income  – the total gross household income that is 30% or less of 
Orange County’s AMI adjusted for household size. 

FHFC – Florida Housing Finance Corporation – the FHFC’s mission is as follows: (1) 
finance affordable housing for very low-, low- and moderate income people; and (2) to 
stimulate the home building industry. The FHFC obtains funds through program revenue 
and by issuing bonds that are secured by mortgages taken in exchange for the FHFC’s 
loans. The FHFC also receives appropriations of federal grants and tax credits as well 
as Sadowski Act documentary stamp revenues to finance affordable single family and 
multifamily housing to be occupied by very low, low and moderate income persons. 

Household – Individual, family, or group of individuals living together in a unit. 

HUD - U.S. Department of Housing and Urban Development. The department within the 
federal government that is mandated by Congress to create conditions for every family 
to have decent and affordable housing, to ensure equal housing opportunities for all, 
and to strengthen and enrich the nation’s communities.

Infill Development  - Development that takes place on vacant or underutilized parcels 
within an area that is already characterized by urban development and has access to 
urban services. 
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Linkage Fee – Funds collected by local governments to help support affordable 
workforce housing construction. The fees are collected from nonresidential and market-
rate residential development, are placed in a trust fund for others to use in building the 
lower-cost homes. 

Local Housing Assistance Plan (LHAP) – The Local Housing Assistance Plan (LHAP) 
sets forth the affordable housing strategies and partnerships for unincorporated Orange 
County. The LHAP is prepared in compliance with the provisions of the State Housing 
Initiatives Partnership (SHIP) Program, Florida Statues Section 420.907-420.9079 and 
Rule Chapter 67-37 Florida Administrative Code. 

Low-Income  – the total gross household income that is 51%-80% of Orange County’s 
AMI, adjusted for household size. 

Market Value – The price a property would sell for in a competitive market when there 
has been a normal offering time, no coercion, arms-length bargaining, typical financing, 
and informed buyer and sellers. 

Mixed-Use Development  - Complementary land uses located within a single structure 
or in close proximity to one another and connected by safe, direct walkways. 

Moderate-Income  – the total gross household income that is 81%-120% of Orange 
County’s AMI, adjusted for household size. 

Planned Unit Development (PUD)  - A Land Development project involving a mixture of 
land uses and densities not available for separately zoned units. 

State Housing Initiative Partnership (SHIP) - SHIP funding was established by the 
passage of the 1992 William E. Sadowski Affordable Housing Act. Funds are collected 
through documentary stamp tax revenue from the sale of homes and then deposited 
into the Florida Housing Trust Fund. Total actual disbursements are dependent upon 
documentary stamp collections. Funds are allocated on a population-based formula. 
The purpose of the SHIP Program is to assist in meeting specific housing needs of very 
low, low and moderate income households, to expand the production and preservation 
of affordable housing. 

Very Low-Income – the total gross household income that is 31%-50% of Orange 
County’s AMI, adjusted for household size. 

Zoning  - A county or city law stating the types of use to which properties can be put in 
specific areas. 
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Zoning Ordinance  - A municipal ordinance adopted after referral to the Planning Board 
for comment and a public hearing. The Zoning ordinance divides a municipality into 
districts and prescribes land use type, land use relationships, densities, height and 
setback, bulk distribution, required and accessory parking, loading and servicing 
requirements, and performance standards, within a defined municipal boundary. 
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B. Rent Schedule:

Effective 3/20/2007 

FHFC Posted 3/21/2007 

Florida Housing Finance Corporation 

2007 Maximum Rents by Number of Bedrooms in Unit 

NOTE: This schedule is for use by developments participating in the following Florida 

Housing programs: Housing Credit (HC), State Housing Initiatives Partnership (SHIP), 

HUD Multifamily Risk Sharing, and Community Workforce Housing Innovation Pilot 

(CWHIP). Except for SHIP, these figures represent the MAXIMUM gross rents from 

which must be deducted an allowance 

Number of bedrooms in unit 
City (County) 

Percentage 

Category 0 1 2 3 4 

25% 251 269 323 373 416 

28% 281 301 361 417 466 

30% 301 322 387 447 498 

33% 331 355 426 495 549 

35% 351 376 452 522 582 

40% 402 430 517 597 666 

45% 452 484 581 671 749 

50% 502 538 646 746 832 

60% 603 645 775 895 999 

80% 803 860 1,032 1,193 1,331 

120% 1,206 1,291 1,551 1,791 1,998 

Orlando MSA 

(Orange,

Seminole, 

Lake,

Osceola)

140 1,407 1,506 1,809 2,089 2,331 
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C. Resources: 

1,000 Friends of Florida www.1000friendsofflorida.org  

Affordable Housing Study Commission www.floridahousing/org/AHSC  

American Community Survey www.census.gov/acs/www 

Association of Florida Community Developers  www.afcd.com 

Boston, Massachusetts  www.cityofboston.gov  

Brevard County  www.countygovt.brevard.fl.us 

Broward County  www.broward.org 

Broward Housing Partnership www.browardhousingpartnership.org 

Bureau of Economic & Business Research (BEBR) www.bebr.ufl.edu 

Census Bureau www.census.gov 

Center for Housing Policy www.nhc.org 

Central Florida Workforce Housing Toolkit www.ocfl.net/cms/workforcehousing 

City of Fort Lauderdale www.ci.ftlaud.fl.us  

City of Jacksonville www.coj.net  

City of Winter Park www.cityofwinterpark.org 

Collier County  www.colliergov.net 

East Central Florida Regional Planning Council www.ecfrpc.org 

Fannie Mae www.fanniemae.com 

Fishkind & Associates www.fishkind.com 

Florida Housing Coalition www.flhousing.org 

Florida Housing Finance Corporation www.floridahousing.org 

Glatting Jackson Kercher Anglin www.glatting.com 

Harvard University JFK School of Government www.ksg.harvard.edu  

Hillsborough County  www.hillsboroughcounty.org 

HUD www.hud.gov 

Joint Center for Housing Studies www.jchs.harvard.edu 

Manatee County  www.co.manatee.fl.us 

Marion County  www.marioncountyfl.net 
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Martin County  www.martin.fl.us 

Metro Orlando Economic Development Commission www.orlandoedc.com 

Miami-Dade County  www.miamidade.gov 

National Housing Conference www.nhc.org 

National Low Income Housing Coalition www.nlihc.org 

NGA Center for Best Practices www.nga.org  

North East Florida Regional Planning Council www.nerpc.org  

Orange County Planning Division www.ocfl.net/planning  

Orlando Regional Realtor www.orlrealtor.com 

Palm Beach County www.pbcgov.com 

Pasco County  www.pascocountyfl.net 

Paycheck to Paycheck www.nhc.org 

Pinellas County  www.pinellascounty.org  

Research Institute on Social & Economic Policy www.risep-fiu.org 

Santa Barbara, California  www.santabarbaraca.gov  

Seminole County www.seminolecountyfl.net 

Shimberg Center for Affordable Housing at UF www.shimberg.ufl.edu 

South Florida Community Development Coalition www.floridacdc.org  

State of Florida www.myflorida.com 

Suffolk County, New York  www.co.suffolk.ny.us 

Suffolk, Virginia  www.suffolk.va.us  

The Brookings Institute www.brook.edu 

Treasure Coast Regional Planning Council www.tcrpc.org 

Urban Land Institute www.uli.org  
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