
 
 
 

St. Johns County Homeless Summit 
July 18, 2014 

Funding Strategies Breakout Session 
Facilitated by: Gladys Schneider, Technical Assistance Director; Florida Housing Coalition 

 

Gladys started the session by asking everyone’s name and organization.  She also wanted to know what 
their goal was, and why they attended this particular session. 

Attendees: 

Gladys Schneider - Technical Assistance Director; Florida Housing Coalition; Rose Phillips – Technical 
Advisor and Homeless Assistance Specialist for Florida Housing Coalition; Michael Jenkin – HHSAC; 
Pamela Petrea – Salvation Army; Tina Townsend – St. Gerard Campus; Karen Hensel – St. Francis House; 
Rachael Bennett – St. Johns County Commissioner; Kathleen Johanessen  - Homeless Coalition; Lynn 
Straughan – Kids Bridge; Mary Hepler - Alpha-Omega Miracle Home, Inc.; Megan Wall - SJC Legal Aid; 
Joyce Mahr – Betty Griffin House; Kelly Franklin – Betty Griffin House; Linda Gomolka – JCP Cares, Inc.; 
Raechel Meeks – SJC HHS; Darrell Chauncey – People Reducing Homelessness; David Hoak - Home Again 
St. Johns; Jackie Rose – St. Johns County Quality Insurance Program; Dana Froberg – St. Johns County 
Housing and Community Development 

Framework of funding for affordable housing and homeless assistance housing: 

Overview of state comprehensive plan - It is mandated that it is the counties responsibility to ensure 
that all of their residents have decent, safe affordable housing. Partnership of private sector and 
government is needed because housing is local and private. 

Affordable Housing Funding Source Guide covers all current funding sources available.   

Where do we get the money to carry out our mission?  

• The local level with foundations and local grants.  
 

• The county to get SHIP (city and county has some funding from the state) funding or Federal 
HUD Funds 

o Office of Homelessness with the Department of Children and Families has 4 million 
dollars in the Appropriations Act going out for challenge grants to continuum of care.  
(Funding is based on population and need.) 
 

• Florida Housing Finance Corporation; one of the five largest financial institutions in the state of 
Florida.  They are the state housing finance agency.  They’re Quasi Public, member appointed by 
the governor, issue bonds, flow tax credits through their organization, federal money that goes 



to non-participating jurisdictions.  Also for more rural counties such as St. Johns. (A  good one 
for St. Johns to focus on this year is the High Priority 9% Housing credits that will be issued in 
February 2015) 

o State Housing Initiatives Partnership (SHIP) offers 96 Million Dollars for rental housing.  
Local governments can expend 25% of this funding on rentals.  Can be used for first and 
last month’s rent, utility deposits and security deposits.  This funding is meant to be 
homelessness prevention strategy. Any group can refer somebody to this emergency  
assistance. 

o Low income housing tax credits (section 42 of the IRS code) for larger units 60 or more 
units to cash flow.  St. Johns County has been named a limited development area this 
year due to some projects that are not fully occupied that were financed by Florida 
Housing Finance Corporation. Our county officials need to contact Florida Housing 
Finance Corporation and let them know we are making moves in addressing the issue 
of homelessness and were going to work with those other projects, get them leased 
up and find out what those issues are.   
 There are three projects in St. Johns with vacancies from 2000 – 2002 that were 

tax increment finance properties; Whispering Woods, Summerset, and Huguenot 
Harbor (Note: there are currently more not mentioned; Woodcrest; Ponce 
Harbor; Woodlawn Terrace; Oaks at St. Johns; Maxwell Manor II; Whispering 
Pines – St. Augustine; Southern Villas)  Why do we have these vacant units? 
Management Companies, the Market, Property Management, if affordable not 
really all that affordable?  When you use the large affordable housing dollars 
you must make sure you have a well laid out plan.   

o Pre-development Loan Program, not an automatic funding source.  You can apply for up 
to $500,000 for your predevelopment costs and you can get up to $750,000 for land 
with up to $500,000 of that going toward the land.  This pays for the expenses to apply 
for these programs. It costs around $20,000 to put an application together including 
survey, underwriters, appraisals, a market study and application fees.  This is a loan with 
1% interest but the interest is worked into the total project costs, for instance your 
housing credits or other funding pay for that. 
 

• The Department of Economic Opportunity (DEO) – A State of Florida Agency has the CDGB 
Program.  One can work through their City or County to apply for infrastructure and funds of the 
sort. 
 

• Private Funding – There are many foundations.  Florida Community Loan Fund who make loans 
to non-profits that are getting into affordable housing, the loans can become permanent and 
you are given a technical advisor. They then help you look for larger sources of funding. 

Resources for funding include: 

• Affordable Housing Funding Resource Guide 



• Technical Assistance 
• County Staff 
• Florida Housing Coalition  
• Consultants 

Steps to Building a Successful Project: 

Concept – Be sure to make data driven decisions (your need must be based on date). Examples: 100 
Units, the campus, single family houses – victims of domestic violence, Salvation Army. 

Due Diligence – Look at your land, your organization, finances, board, and community support. 

Leadership – Department of Human Services are taking a leadership role from the public sector. If you 
are going to take on a project like Home Again, that’s leadership. 

Partnerships- Get a co-developer for big projects with qualified engineers, accountants, contractors, etc.  
Partnerships are wide, if you don’t have your support providers it doesn’t work. Examples: behavioral 
healthcare groups, food, literacy, veterans. 

Sources and Uses – Sources are all your different pots of money, example: Housing Finance (use all the 
different pots of money) you don’t need to pull from just one; talent of the co-developer. Uses are your 
budget; your pre-development costs, development costs, developer fees.  Your sources and uses have to 
be equal. 

Pro forma – Your expenses and your revenue (another talent of your co-developer). You must show that 
you are left with a little bit of cash flow to be put away for a rainy day. In Florida you cannot operate a 
rental unit for less than $300 a month.  Another expense is debt service.  Special needs housing needs a 
lot of “free money” like grants.  

Applications For Financing – Go online to floridahousing.org to look up applications.  

Underwriting – After financing you must go through underwriting which is a lengthy process. 

Open and Operate – Special property management.  Florida Housing requires you have a management 
company for the first few years.  You must be sustainable. 

Overarching Goals: 

1. One stop multi-agency homeless center including 100 units of deeply affordable supportive 
housing 

o Get a predevelopment loan 
o Get a co-developer for tax credit development 
o Local Match – Community (Corporate) contributions, capital campaign (private 

contributions, fundraising, feasibility study, etc.) 
2. Increase the supply of affordable housing in St. Johns County (continue to support your existing 

affordable housing programs). 



o SHIP 
o Affordable Rental Projects 
o Find those landlords that are willing to rent (we have vouchers, do you want to 

work with us, we can guarantee the rent). We can reapply for vouchers when 
our population reaches 200,000.  We were offered vouchers in the 1980’s but 
we turned them down. 

3. Seek available units from existing rental properties; including troubled units.  This will increase 
the supply of available units, reach out to existing properties. 

4. Apply for housing vouchers when possible 
5. Work with the landlords, non-profit can guarantee rent, master leases (state agency renting out 

a certain amount of units in a complex.  Funding for that usually comes from contributions. 
6. Work with banks to get houses donated; they donate houses to habitat often.  You must have a 

plan (rehabilitation, management, etc.) 

Goals for the Non- Profits in our County: 

Create a Homeless Trust Fund of St. Johns, capital campaign to fund a homeless trust fund to be a 
dedicated revenue source for all organization. 
 
People Reducing Homelessness  

o Increase support and referrals 
 

Homeless Coalition of St. Johns 
o Goal: Rehab the 18 homes they currently have, Acquire additional homes  
o Plan: SHIP, banks, fundraising 

 
St. Gerard 

o Goal: Single family homes for shared housing 
o Plan: Banks, Community Support, St Johns Housing Partnership 

 
Alpha Omega 

o Goal: Build a Campus 
 

St. Francis House 
o Goal: Partner with Home Again, to help move some residents. 

 
Betty Griffin House 

o Goal: Build 12 new affordable rental units 
o Plan: USDA (agricultural) rental, SHIP, St. Johns County Housing 

 
Wrap Up: 

David Hoak was designated as the spokesperson to speak on behalf of the group during the next 
strategic planning session and a big thank you was extended to County Commissioner Rachael  Bennett  
for attending. 


